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ACRONYMS AND ABBREVIATIONS 

Acronym/Abbreviation Definition 
2050 RTP 2050 Regional Transportation Plan 
AB Assembly Bill 
ADT average daily trips; average daily traffic 
af acre-feet
af/yr acre-feet per year 
ALUCP Airport Land Use Compatibility Plan 
ALUP Airport Land Use Plan 
amsl above mean sea level 
APCDs Air Pollution Control Districts 
AQIP Air Quality Improvement Plan 
AQMDs Air Quality Management Districts 
ATCM Airborne Toxics Control Measure 
BACT Best Available Control Technology 
BMP best management practice 
BNSF Burlington Northern Santa Fe 
BRT Bus Rapid Transit 
CAA Clean Air Act 
CAAQS California Ambient Air Quality Standards 
CAFE Corporate Average Fuel Economy 
CalARP California Accidental Release Prevention 
CalGreen California’s Green Building Standards 
CalOSHA California Occupational Safety and Health Administration 
Caltrans California Department of Transportation 
CAP Climate Action Plan 
CARB California Air Resources Board 
CCR California Code of Regulations 
CEC California Energy Commission 
CEQA California Environmental Quality Act 
CERCLA Comprehensive Environmental Response, Compensation, and Liability Act 
CERCLIS Comprehensive Environmental Response, Compensation and Liability Information System 
CFC California Fire Code 
CFR Code of Federal Regulations 
cfs cubic feet per second 
CGS California Geologic Survey 
City City of Chula Vista 
CMP Congestion Management Program 
CNEL community noise equivalent level 
CPF Community-Purpose Facility 
CPUC California Public Utilities Commission 
CVMC City of Chula Vista Municipal Code 
CWA Clean Water Act 
dB decibel 
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Acronym/Abbreviation Definition 
dBA A-weighted decibel 
DPM diesel particulate matter 
DSWM Development Stormwater Manual 
EC Engineering Control 
EDR Environmental Data Resources Inc. 
EIR Environmental Impact Report 
EPA U.S. Environmental Protection Agency 
ERNS Emergency Response Notification System 
FAA Federal Aviation Administration 
FHWA Federal Highway Administration 
FMMP Farmland Mapping and Monitoring Program 
FPP fire protection plan 
FRA Federal Railroad Administration 
FTA Federal Transit Administration 
FUDS Formerly Used Defense Site 
GBS Green Building Standards 
GDP General Development Plan 
GDPA General Development Plan Amendment 
GHG greenhouse gases 
GMO Growth Management Ordinance 
GPA General Plan Amendment 
gpd gallons per day 
GWP Global Warming Potential 
HMP Hydromodification Management Plan 
HRA Health Risk Assessment 
HVAC heating/ventilation and air conditioning equipment 
I- Interstate
IBC International Building Code 
IC Institutional Control 
ICC International Code Council 
ICLEI International Council of Environmental Initiatives 
IFC International Fire Code 
IMP Integrated Management Practices 
LCFS Low Carbon Fuel Standard  
LEA local enforcement agency 
Leq equivalent level over a given time period 
LFG Landfill Gas 
LID Low Impact Development 
LOA Land Offer Agreement 
LOS level of service 
LUST Leaking Underground Storage Tank 
MC munitions constitutes 
MEC Munitions and Explosives of Concern 
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Acronym/Abbreviation Definition 
mgd million gallons per day 
MMRP Mitigation Monitoring and Reporting Program 
MMT million metric tons 
mph miles per hour 
MRZ Mineral Resource Zone 
MSCP Multiple Species Conservation Program 
MSCPBA Multiple Species Conservation Plan Boundary Adjustment 
MSW Municipal Solid Waste 
NAAQS National Ambient Air Quality Standards 
NHTSA National Highway Traffic Safety Administration 
NOP Notice of Preparation 
NPDES National Pollutant Discharge Elimination System 
NPL National Priorities List 
NSPS New Source Performance Standard 
OCH organochlorine herbicide 
OCP organochlorine pesticide 
OPP organophosphorous pesticide 
OS Open Space 
OS/P Open Space Preserve 
OVRP Otay Valley Regional Park 
OWD Otay Water District 
P-1 Do not use alone (used rarely in Ch. 4) 
P-2 Community Park 
PEIR Program EIR 
PFFP public facilities finance plan 
PMI point of maximum impact 
POC Point of Compliance 
P-OS Private Open Space 
PRC Public Resources Code 
PRG Preliminary Remediation Goals 
PRMP Parks and Recreation Master Plan 
psi pounds per square inch 
QP Qualified Paleontologist 
QSD Qualified SWPPP Developer 
QSP Qualified SWPPP Practitioner 
RAQS Regional Air Quality Strategy 
RCP Regional Comprehensive Plan 
RCRA Resource Conservation and Recovery Act 
RFS Renewable Fuel Standard 
RMP Resource Management Plan 
RMPBA Resource Management Plan Boundary Modification 
RTP Research Technology Park 
RWQCB Regional Water Quality Control Board 
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Acronym/Abbreviation Definition 
SANDAG San Diego Association of Governments 
SB Senate Bill 
SCS Sustainable Communities Strategy 
SD&AE San Diego and Arizona Eastern 
SDAB San Diego Air Basin 
SDAPCD San Diego Air Pollution Control District 
SDIV San Diego and Imperial Valley 
SIP State Implementation Plan 
SPA Sectional Planning Area 
SR- State Route 
SRP Subregional Plan 
SWIS Solid Waste Information System 
SWPPP stormwater pollution prevention plan 
SWRCB State Water Resources Control Board 
TACs Toxic Air Contaminants 
TAP toxic air pollutant 
TM Tentative Map 
TSDF Treatment, Storage and Disposal Facilities 
U.S.C. United States Code 
UST Underground Storage Tank 
UWMP Urban Water Management Plan 
VCP Voluntary Cleanup Program 
VOCs volatile organic compounds 
WSA water supply assessment 
WSA&V Water Supply Assessment and Verification 
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FINAL EIR FOR UNIVERSITY VILLAGES SECTIONAL PLANNING 
AREA PLANS AND TENTATIVE MAPS 

The City of Chula Vista, as the Lead Agency under the California Environmental Quality Act 
(CEQA), has prepared this Final Environmental Impact Report (Final EIR) for the proposed 
University Villages Sectional Planning Area (SPA) Plans and tentative maps (TMs). In 
accordance with Sections 15089 and 15132 of the CEQA Guidelines, the Lead Agency must 
prepare a Final EIR before approving the project. Pursuant to CEQA Guidelines Section 15132, a 
Final EIR shall consist of: 

a) The draft EIR or a revision of the draft;

b) Comments and recommendations received on the draft EIR either verbatim or
in summary;

c) A list of persons, organizations, and public agencies commenting on the draft EIR;

d) The responses of the Lead Agency to significant environmental points raised in the
review and consultation process; and

e) Any other information added by the Lead Agency.

In accordance with these guidelines, this Final EIR (EIR 13-01; SCH No. 2013071077) includes 
the following:  

1. A list of the persons, organizations, and public agencies commenting on the EIR;

2. Comments provided verbatim and responses;

3. Errata;

4. Draft EIR including revisions made to the document subsequent to public review; and

5. Mitigation Monitoring and Reporting Program (MMRP) that is bound separately but is a
component of the Final EIR.

COMMENTS RECEIVED ON THE DRAFT EIR AND RESPONSES 

The Draft EIR was circulated for public review from August 5, 2014, through September 18, 
2014, in accordance with the 45-day comment period required under Section 15105(a) of the 
CEQA Guidelines. A total of 15 comment letters were received on the Draft EIR from agencies, 
organizations, and individuals as shown in the list below. The Final EIR incorporates the Draft 
EIR, changes and additions to the Draft EIR based on comments received during the public 
review period, as well as minor revisions to further clarify information presented. Collectively, 
the revisions do not constitute significant changes in the project or environmental setting; no new 
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significant environmental effects have been identified for the project; and the severity of 
identified environmental impacts would not increase.  

A list of the agencies, organizations, and individuals commenting on the Draft EIR is  
provided below: 

Comment Letter A: Bonita Valley Horsemen and Tijuana River Valley  
Equestrian Association

Comment Letter B: San Diego County Archaeological Society Inc. 

Comment Letter C: U.S. Fish and Wildlife Service and California Department of Fish 
and Wildlife 

Comment Letter D: Vulcan Materials Company 

Comment Letter E: Hazard Construction 

Comment Letter F: West Coast Sand and Gravel 

Comment Letter G: Coast Aggregates  

Comment Letter H: Flatiron Construction Corporation 

Comment Letter I: TC Construction Company Inc. 

Comment Letter J: Caltrans, District 11 

Comment Letter K: Duane E. Bazzel 

Comment Letter L: County of San Diego, Planning and Development Services 

Comment Letter M: County of San Diego, Department of Environmental Health

Comment Letter N: Allen Matkins Leck Gamble Mallory & Natsis LLP

Comment Letter O: State of California, Governor’s Office of Planning and Research 
(State Clearinghouse)

Copies of all letters received by the City of Chula Vista regarding the Draft EIR and the 
responses to comments follow. 
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ATTACHMENT A
TO COMMENT LETTER J

Average Daily Traffic at I-805 NB On-Ramp





ATTACHMENT A

AVERAGE DAILY TRAFFIC @ I 805 NB ON RAMP

MAY 2011 per standard engineering practice, only data during regular weekday (T TH, non holiday)
was collected.

SOURCE: CALTRANS FREEWAY PERFORMANCE MEASUREMENT SYSTEM (PEMS)



PeMS - Caltrans Edition
Aggregates>Time Series

                               1 / 3



PeMS - Caltrans Edition
Aggregates>Time Series

Day Flow (Veh/Day) # Lane Points % Observed
05/03/2011 12,031 864 99
05/04/2011 12,353 864 100
05/05/2011 12,596 864 100
05/10/2011 12,094 864 99
05/11/2011 12,112 864 100
05/12/2011 12,545 864 100
05/17/2011 11,811 864 100
05/18/2011 11,531 864 100
05/19/2011 12,152 864 100
05/24/2011 11,857 864 100
05/25/2011 12,258 864 100
05/26/2011 12,403 864 100

                               2 / 3



PeMS - Caltrans Edition
Aggregates>Time Series

PeMS Report Description
 Report Aggregates>Time Series
 Report link http://pems.dot.ca.gov/?report_f

orm=1&dnode=VDS&content=l
oops&station_id=1116399&s_ti
me_id=1304208000&s_mm=5&
s_dd=1&s_yy=2011&s_hh=0&e
_time_id=1306799999&e_mm=
5&e_dd=30&e_yy=2011&e_hh
=23&tod=all&tod_from=0&tod_t
o=0&dow_2=on&dow_3=on&do
w_4=on&q=flow&q2=&gn=day

Report generated 10/14/2014 13:50
 PeMS version caltrans_pems-14.0.52
Report Parameters

Parameter Value
 Quantity Flow

Data 10,368 Lane Points
Data Quality 99.8% Observed

 Segment Type VDS
Segment Name On Ramp VDS 1116399 - MAIN

ST
Start Date 05/01/2011 00:00
End Date 05/30/2011 23:59
Day of Week Tu,We,Th

 Granularity day

                               3 / 3
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1420 Kettner Boulevard 
Suite 500 
San Diego, CA 92101 
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619 233 1454 tel 
619 233 0952 fax 

Memorandum

Summary 

Introduction 
AECOM prepared an employment land analysis (ELA) and fiscal impact analysis (FIA) in 2012 for the 
City of Chula Vista (City) that evaluated the cumulative impacts of the General Plan amendment 
proposed by the Otay Land Company (OLC) and the land offer agreement proposed by JJ&K 
Investments Two, LLC and OV Three Two, LLC (JPB), collectively referred to herein as the 2012 
Cumulative ELA/FIA Analysis.  JPB’s 2010 land offer agreement (JPB 2010 LOA) includes an 
additional land use scenario, primarily in Village 3 that proposes to decrease the industrial acreage 
and increase the residential and office land (Scenario 2), which was not evaluated in the 2012 
ELA/FIA Cumulative Analysis.  The purpose of this memorandum is to provide an update to the 2012 
ELA/FIA Cumulative Analysis based on Scenario 2 of the JPB 2010 LOA. 

Findings
The updated 2012 ELA/FIA Cumulative Analysis with Scenario 2 yielded the following results: 

Positive fiscal impact given the proposed land use mix.
AECOM believes there is sufficient employment land capacity given the General Plan horizon
even with the proposed loss of industrial land.  The City’s supply of higher value employment
land appears ample given changes in SANDAG’s long-term employment projections and
higher employment density development given the proposed mix of office and light industrial
uses during the General Plan horizon.  However, careful consideration should be given if the
City believes that there are unique attributes for industrial development in Village 3 that could
not be accommodated in other areas near the Otay Valley employment land area or in other
areas of the City.

To Tony Letteri  Page 1 of 17 
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Office Demand Summary 
AECOM’s 2012 Cumulative Analysis projected future office demand between 2012 and 2030 to be 
1.2 million to 2.2 million square feet under the moderate and high demand scenarios, respectively.  
Compared to the analysis conducted in 2005 in connection with the General Plan update, which 
projected future cumulative demand by year 2030 to range from 2.3 million to 3.8 million, the 2012 
estimate was lower.  The reasons behind the forecasts adjustment include the high County office 
vacancy rates and revisions to the San Diego Association of Governments (SANDAG) employment 
forecast due to lingering effects of the Great Recession.  Based on these factors, AECOM forecasted 
that there would be less demand by 2030 than previous estimated with City office build-out spanning 
beyond the evaluated 20-year timeline.  As of 2010, the City estimates that there were approximately 
91 net acres available for office development until buildout under the General Plan. 

Industrial Demand Summary 
AECOM’s 2012 analysis estimated that between 2012 to 2030 demand for new industrial space in the 
City ranged from 2.8 to 4.1 million square feet under the moderate and high demand scenario, 
respectively.  In comparison, our 2005 analysis estimated that cumulative demand for new industrial 
space in the City between 2010 and 2030 under the moderate and high demand scenarios was 
estimated to range from 6.6 to 10.6 million square feet.  These estimates are incremental of the City’s 
existing capacity within existing industrial parks that still have room for new building development.  As 
previously noted, SANDAG’s regional employment forecast was revised.  SANDAG significantly 
decreased their forecast for those industries most likely to utilize industrial space between AECOM’s 
2005 and 2012 analysis.    

One important issue that was not discussed nor considered in the 2012 ELA/FIA Cumulative Analysis 
is that the JPB 2010 LOA reflects a decrease of industrial land.  Like the JPB 2010 LOA previously 
analyzed, Scenario 2 requests an additional change in industrial land use from 68 net acres to 23 net 
acres.  In total, the loss of industrial land is roughly equal to 129 net acres or 2.25 million square feet 
of industrial capacity in the City assuming a future industrial development FAR of 0.4 (typical 
suburban light industrial).  As of 2010 the City estimates that there were approximately 664 net acres 
available for industrial development until buildout under the General Plan. The impact of this of 
industrial land loss will be discussed in our ELA findings section. 

Economic Development Element  
Before we discuss the impact on employment lands in the City, it is helpful to review the goals of the 
City’s Economic Development Element that relate directly to the future provision of office and 
industrial lands.

There are a number of key goals of the Economic Development Element, relative to this analysis, 
which include: 

Provide a Diverse Economic Base with a Variety of Job Opportunities to Improve Chula 
Vista’s Jobs/Housing Balance 

Become a Center for Applied-Technology Innovation by Attracting and Supporting 
Technology-Based R&D, Manufacturing, and Services 
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Promote Cross-Border and International Trade 

Generate Fiscal Resources Sufficient to Provide Exemplary Public Facilities and Services 

Previous analysis conducted by AECOM explains that in order to achieve these goals, there are a 
number of objectives and action items that would include possible development of future business 
parks as well as improvements to existing industrial areas in the City.   

As it relates specifically to industrial development, there are three sub-areas within the City identified 
to accommodate a majority of the future industrial growth – the Bayside district, Southwestern Chula 
Vista, and Eastern Chula Vista.  The following summarizes recommendations from our previous 
analysis: 

 The Bayside district should focus on the highest value-added research, light industrial and 
related office uses as allowed under the Tideland restrictions, including defense, marine, and 
environmental technology firms. 

 Southwestern Chula Vista, which includes the City’s older industrial concentrations, is 
envisioned as a location for smaller general industrial firms, start-up businesses and related 
services.  

 Eastern Chula Vista is divided into three areas – 1) Eastern Urban Center (EUC) which will 
mostly include office uses; 2) the RTP adjacent to the potential University location focusing 
on research and development, applied technology functions and related start-up initiatives; 
and 3) the remaining new industrial development will be accommodated in the balance of 
eastern Chula Vista.  The balance of eastern Chula Vista includes industrial lands in the 
vicinity of the Otay landfill, an area envisioned to be positioned for high quality industrial and 
business park space. 

ELA Findings 
The applicant has proposed to add 11 net acres of office serving land in Scenario 2.  This will 
increase the future office land supply in the City.  As noted in the 2012 ELA/FIA Cumulative Analysis, 
we issued some caution regarding the total amount of proposed office space or square footage.  
However, based on the existing undeveloped land available until General Plan buildout and flexibility 
in office FAR, there appears to be sufficient office serving land in the City during the General Plan 
horizon.  Adding to this supply will positively impact the capacity for office serving land in the City. 

Under Scenario 2 the applicant has proposed to decrease approximately 45 net acres of industrial 
serving land.  This will decrease the future industrial land supply in the City.  Based on our 2012 
ELA/FIA Cumulative Analysis, future demand by 2030 for industrial land ranges between 
approximately 170 to 250 net acres in the moderate to high capture scenario, respectively. Given the 
estimate that as of 2010 the City may currently accommodate approximately 664 net acres of 
demand for new general industrial and research/limited industrial space by 2030, the industrial land 
supply appears adequate to accommodate potential demand during the General Plan horizon, with 
additional capacity remaining after 2030.  
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While there does appear to be sufficient capacity for industrial land within the City in the near and 
long term, some consideration should be given to determine if the Village 3 site has unique qualities 
that, if lost, could not be accommodated in alternative locations in the City where additional capacity 
is located.  We previously noted that industrial lands within the Otay Valley employment land area, 
possibly including the Village 3 site, “offer substantial views and could be amenity to attract 
technology-oriented firms and headquarter functions of firms with Mexican operations.”   

It should also be reiterated that a portion of the industrial land, which is not proposed for residential or 
retail serving land uses, has been proposed for office serving land uses.  While the proposed office 
will not be developed at a density as high as proposed EUC, Village 8 West, and Village 9 by OLC, 
traditional office space typically has higher employment density (e.g. more jobs per square foot) than 
industrial space.

From the cumulative perspective, the combination of the anticipated high density office development 
and higher density industrial development at the Regional Technology Park combined with a 
decrease in projected employment demand by 2030 suggest sufficient capacity for employment 
serving land under the General Plan horizon.  Scenario 2’s combination of uses also appears to meet 
the goal of creating an environment for higher value jobs based on mix of office and light industrial 
uses as envisioned for the Village 3 site.   The proposed land use with Scenario 2 creates capacity for 
an estimated 460 additional jobs over the previous higher-value employment estimates for the 2012 
ELA/FIA Cumulative Analysis, not including additional capacity for an estimated 100 retail jobs.  

Fiscal Impact Analysis 

Assumptions
AECOM used the same methodology to determine the cumulative FIA as documented in the previous 
analysis.  The market values of proposed real estate products were adjusted and based on 
contemporary rent and capitalization rates.     

Findings
Based on the above key assumptions the fiscal analysis shows that total fiscal expenditures related 
the projects at buildout is approximately $13.0 million annually.  The total revenue generated by the 
projects at buildout is approximately $13.3 million annually, resulting in fiscal revenues of 
approximately $238,000 to the City annually (post buildout).   Supporting tables are presented in the 
Appendix of this memorandum. Similar to our previous analysis, there are a number of variables that 
could impact the FIA including the timing of development absorption and future levels of service 
provided by the City.

Table 1: Cumulative Net Fiscal Impacts 
Buildout

Total Expenditures $ 13,015,000
Total Revenues $ 13,253,000
Net Fiscal Impacts $ 238,000

 Source: AECOM 
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Appendix 

Table 2: Build Out Scenario Cumulative 

Source: City of Chula Vista and AECOM

Total
Non Residential Uses

Retail (acres) 26.10
Office (acres) 22.30
General Industrial (acres) 23.10
Research/Limited Industrial (acres) 85.00
Parks (acres) 1 130.40
Public/Quasi Public (acres) 125.80
Open Space/ROWs/Other (acres) 237.70

Residential Uses
Units

Single Family 3,543
Multi Family 9,404

Total Units 12,947

Population
Single Family Persons/DU@ 3.27 11,586
Multi Family Persons/DU@ 3.12 29,340

Cumulative Population 40,926

Employment
Retail Emp/Acre @ 40.93 1,068
Office Emp/Acre @ 230.80 5,147
Industrial Emp/Acre @ 16.17 374
Research/Limited Ind. Emp/Acre @ 25.56 2,172

Cumulative Employment 8,761
1 Park acres maintained by the City
2 Includes mixed use multi family in OLC
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Table 4: Public Safety Costs Attributed to Residential Land Uses

Source: City of Chula Vista and AECOM 

Buildout
Residential Uses

Units
Single Family 3,543
Multi Family 9,404

Cumulative Units 12,947

City Service Costs
Current Police Service Costs (2009 $) 343.81$

City Service Costs
Current Fire Service Costs (2009 $) 115.15$

Annual Public Safety Costs (Allocated to DUs)
Police ($000s) 4,451$
Fire ($000s) 1,491$



A
E

C
O

M
 

P
ro

je
ct

 N
o.

 6
02

50
55

2 
P

ag
e 

8 

Ta
bl

e 
5:

 C
ity

 C
os

t F
ac

to
rs

 b
y 

Fu
nc

tio
n 

an
d 

D
ep

ar
tm

en
t 

S
ou

rc
e:

 C
ity

 o
f C

hu
la

 V
is

ta
 a

nd
 A

E
C

O
M

 

La
nd

Us
es

Po
pu

la
tio

n
Re

ta
il

O
ffi

ce
Ho

te
l

In
du

st
ria

l
Pa

rk
s(

pe
ra

cr
e)

Pu
bl

ic
Us

e
O

pe
n

Sp
ac

e
O

th
er

Re
sid

en
tia

l
(P

er
pe

rs
on

)
(P

er
Ac

re
)

(P
er

Ac
re

)
(P

er
Ac

re
)

(P
er

Ac
re

)
Pr

iv
at

e
Pu

bl
ic

(P
er

Ac
re

)
(P

er
Ac

re
)

(P
er

Ac
re

)
(P

er
DU

)
LE

GI
SL

AT
IV

E
AN

D
AD

M
IN

IS
TR

AT
IO

N
Ci

ty
Co

un
ci

l
$1

.9
4

Bo
ar

ds
an

d
Co

m
m

is
si

on
s

Ci
ty

Cl
er

k
$1

.3
3

Ci
ty

At
to

rn
ey

$7
5.

67
$8

1.
72

$4
8.

37
$1

9.
96

12
.1

9
$

Ad
m

in
is

tr
at

io
n

$0
.2

8
0.

35
$

M
an

ag
em

en
ta

nd
In

fo
rm

at
io

n
Se

rv
ic

es
$4

.4
6

Hu
m

an
Re

so
ur

ce
s

Fi
na

nc
e

DE
VE

LO
PM

EN
T

AN
D

M
AI

N
TE

N
AN

CE
SE

RV
IC

ES
Ec

on
om

ic
De

ve
lo

pm
en

tF
un

ct
io

n
$0

.0
0

$3
01

.4
3

$3
25

.5
5

$1
92

.6
8

$7
9.

51
$0

.0
0

$
Pl

an
ni

ng
an

d
Bu

ild
in

g
Se

rv
ic

es
$0

.0
0

$1
92

.5
1

$2
07

.7
6

$1
23

.7
1

$5
2.

11
$2

9.
98

30
.9

5
$

En
gi

ne
er

in
g

$2
74

.4
4

$1
45

.2
9

$6
4.

57
$2

7.
44

$1
5.

53
$1

6.
85

3.
07

$
Pu

bl
ic

W
or

ks
$5

,9
14

.1
7

$3
,1

31
$1

,3
91

.5
7

$5
91

.4
2

$6
9.

58
$3

47
.8

9
$3

47
.8

9
68

.4
3

$
Ge

ne
ra

lS
er

vi
ce

s
$0

.0
0

PU
BL

IC
SA

FE
TY

Po
lic

e
(E

xc
lu

di
ng

Re
si

de
nt

ia
l)

$1
0.

67
$6

,8
36

.2
7

$6
,8

36
.2

7
$6

,8
36

.2
7

$1
,0

06
.0

9
$2

,2
02

.4
9

$2
,2

02
.4

9
$2

,2
02

.4
9

Fi
re

(E
xc

lu
di

ng
Re

si
de

nt
ia

l)
$1

.0
2

$2
,9

17
.2

2
$2

,9
17

.2
2

$2
,9

17
.2

2
$3

96
.8

8
$1

60
.4

6
$1

60
.4

6
$1

60
.4

6
$1

60
.4

6
$1

60
.4

6

CU
LT

UR
E

AN
D

LE
IS

UR
E

Pa
rk

s
an

d
Re

cr
ea

tio
n

$1
8.

84
Li

br
ar

y
$3

7.
26

Na
tu

re
Ce

nt
er

4.
77

$

Su
b

To
ta

lU
ni

tC
os

t
75

.7
8

$
$1

6,
51

1.
70

13
,6

44
.8

4
$

11
,5

74
.3

8
$

$2
,1

73
.4

2
16

0.
46

$
$2

,4
48

.0
6

2,
71

0.
85

$
16

0.
46

$
2,

75
7.

68
$

11
9.

75
$



AECOM Project No. 60250552 Page 9 

Table 6: Expenditure Summary  

Source: AECOM 

Expense Drivers
Unit Cost

(2009) Buildout

Expense Adjustment Factor 117%
Constant 2009 to 2010 Inflation Factor 1.01

Dwelling Units 12,947
Population 40,926

(Thousands 2010 $)

Retail (acres) $16,511.70 507$
Office (acres) $13,644.84 358
Industrial/RTP (acres) $2,173.42 277
Parks (acres) $2,448.06 376
Dwelling Units $119.75 1,825
Population (Persons) $75.78 3,651
Open Space (acres) $160.46 45
Other (acres) 2,757.68
Public Safety Costs Allocated to DUs 5,976

Total Expenditures in 2010 Dollars 13,015$
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Table 8: Estimated Sales Taxes from Offsite Spending  

Source: AECOM

Average HH Incomes
Single Family1 89,000$
Multi Family

Ownership1 89,000$
Rental 68,000$

Buildout

Single Family 3,543
Multi Family

Ownership 5,461
Rental 3,943

Mobile Homes
Total Units 12,947

Total Employees 8,761

Aggregate Resident Incomes ($ Millions) 1,069$ $

Average Annual Income/HH 82,605$

Countywide Income /HH 76,975$
Countywide Retail Exp/HH 31,616$

Taxable
Non Taxable

Retail Expenditure/HH Adj. Factor 107.3% 33,928$

Gross Retail Sales from Residents ($000s)
Neighborhood Center 33% 147,065$
Community Center 20% 86,227$
Regional Center 4% 15,698$
Super Regional Center 7% 32,236$
Other Centers 36% 158,042$

Chula Vista Offsite Capture ($000s)
Neighborhood Center 10% 14,707$
Community Center 20% 17,245
Regional Center 20% 3,140
Super Regional Center 20% 6,447
Other Centers 5% 7,902

Gross Retail Sales from Area Employees ($000s)

Annual Expenditure / Employee 1,175$

Neighborhood Center 15% 1,544$
Community Center 5% 515$
Regional Center 0% $
Super Regional Center 0% $
Other Centers 10% 1,029$

Taxable Retail Sales ($000s)
% Taxable

Neighborhood Center 64% 10,327$
Community Center 77% 13,660
Regional Center 97% 3,056
Super Regional Center 100% 6,447
Other Centers 97% 8,650

Total Taxable Retail Sales ($000s) 42,140$

Annual Sales Taxes to the City @ 1% 421,404$
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Table 9: Estimated Sales Taxes from Onsite Retail Sales 

Source: AECOM 

Buildout

Retail SF 608,300

Retail by Type1

Neighborhood Center 90,300
Community Center 200,000
Regional Center 318,000
Super Regional Center
Other Centers

On Site Sales ($000s)
Neighborhood Center $375 33,863$
Community Center $325 65,000
Regional/ Life Style Center $350 111,300
Super Regional Center $300
Other Centers $300

On site Sales Adjusted for Transfers ($000s) Transfer Adj.
Neighborhood Center 90% 30,476$
Community Center 75% 48,750
Regional/ Life Style Center 70% 77,910
Super Regional Center 75%
Other Centers 75%

Taxable Retail Sales ($000s)
% Taxable

Neighborhood Center 64% 19,367$
Community Center 77% 37,497
Regional Center 97% 75,835
Super Regional Center 100%
Other Centers 97%

Total Taxable Retail Sales ($000s) 132,699$

Annual Sales Taxes to the City @ 1% 1,326,990$

1based on AECOM assumptions



AECOM Project No. 60250552 Page 13 

Table 10: Estimated Property Taxes 

Source: City of Chula Vista and AECOM 

Buildout AV/Unit
AV at Buildout

($000s) 1% Property Tax
Chula Vista's

Share (10.64%)
Non Residential Uses

Retail (acres) 26.10 6,649,000 /acre 173,539 1,735,389 184,582
Office (acres) 22.30 21,226,000 /acre 473,340 4,733,398 503,459
General Industrial (acres) 23.10 2,100,000 /acre 48,510 485,100 51,597
Research/Limited Industrial (acres) 85.00 3,500,000 /acre 297,500 2,975,000 316,431

Residential Uses
Units

Single Family 3,543 363,000 /unit 1,286,109 12,861,090 1,367,947
Multi Family

Ownership (58%) 5,461 363,000 /unit 1,982,463 19,824,632 2,108,611
Rental (42%) 3,943 267,000 /unit 1,052,693 10,526,926 1,119,678

Total 5,314,153$ 53,141,535$ 5,652,304$
Less Current Property Taxes 6,772$
Net Incremental Property Taxes at Buildout 5,645,532$
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Table 11: Estimate of Motor Vehicle License Fee  

Source: County of San Diego Property Tax Services, California State Controller’s Office, and AECOM 

Motor Vehicle In Lieu Fees (MVLF) Adjustment
Base Year (2004) Assessed Valuation of the City ($000) = 15,596,196$
Base Year (2004) Motor Vehicle In Lieu Fees Adjustment (MVLF) ($000) = 11,832$

2010 Project Buildout
Cumulative AV of New Developments ($000s) 5,314,153$
AV Adjustment for Base Value ($000) (6,367)$
Adjusted AV of Development($000) $ 5,307,786$

Cumulative Citywide AV Growth ($000s) 15,596,196$ 20,903,982$
Percent Increase in AV 34.033%
Cumulative Citywide MVLF1 ($000s) 11,832$ 15,859$

Annual MVLF Adjustment Attributed $ 4,026,773$

TOTAL ANNUAL VLF REVENUES $ 4,026,773$
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Table 12: Estimate of Other Discretionary Revenue Allocation Factors  

Source: City of Chula Vista and AECOM 

Current Citywide Conditions
Population 234,011
Dwelling Units 1 78,615
Employees 2 71,153

Land Uses Developed Acres Employees AV Share (Estimates)
(estimated)

Commercial 2,048 46,842 28%
Industrial 917 21,162 7%
Residential 9,565 65%

Subtotal Taxable 12,530 68,004
Other (Parks, Public/Quasi public, Open S 7,171 3,149

Total 19,702 71,153

Incremental Revenue Factors by Development Unit
Revenue Category Current Revenues Allocation Method Share Allocation Units
Property Taxes

Current Taxes Secured 28,363,165$ Calculated Separately

State Secured Unitary 300,000 Commercial AV 28% $41.21 Acre
Industrial AV 7% $21.72 Acre
Residential AV 65% $20.46 Acre

Current Taxes Unsecured 979,200 Commercial AV 28% $134.50 Acre
Industrial AV 7% $70.90 Acre
Residential AV 65% $66.77 Acre

Delinquent Taxes 590,000 Commercial AV 28% $81.04 Acre
Industrial AV 7% $42.72 Acre
Residential AV 65% $40.23 Acre

Other Local Taxes
Sales and Use Taxes 29,677,977 Calculated Separately

Franchise Fees2 8,732,093 Commercial Land 7% $298.40 Acre
Industrial Land 3% $285.66 Acre
Residential Land 90% $821.64 Acre

Util ity Taxes2 7,122,095 Commercial Land 9% $143.94 Acre
Industrial Land 4% $142.90 Acre
Residential Land 87% $297.99 Acre

Business License Tax 1,322,847 Employees (Non Public) $19.45 Employee

Transient Occupancy Taxes 2,752,514 Not Included

Real Property Transfer Tax 841,402 Calculated Separately

Revenues from other Agencies
Sales Tax: Public Safety Augment 875,347 People $3.74 Person

State Homeowners Property Tax Relief 282,800 Dwelling Units $3.60 DU

State Motor Vehicle Licenses 20,215,866 Calculated Separately

TOTAL DISCRETIONARY REVENUES 102,055,306$
1 City of Chula Vista (July 2010)
2 AECOM estimate based on 2008 data; User Utility Tax Adjusted to reflect 46% of tax is being allocated for budget purposes.
3Allocation shares by land use based on FIND model estimates
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Table 13: Incremental Revenue Summary  

Source: City of Chula Vista and AECOM 

Revenue Drivers
Unit Cost

(2009) Buildout
Population (Persons) 40,926
Private Employment (Employees) 8,761
Dwelling Units 12,947
Commercial Land (Acres) 48.4
Industrial Land (Acres) 108.1
Residential Land (Acres) 1 729.2

Revenue Adjustment Factor 115%
Constant 2009 to 2010 Inflation Factor 1.01

(Thousands 2010 $)
Population (Persons) 3.76$ 178$
Private Employment (Employees) 19.56$ 198
Dwelling Units 3.62$ 54
Commercial Land (Acres) 703.08$ 39
Industrial Land (Acres) 567.12$ 71
Residential Land (Acres) 1,254.23$ 1,057
Property Taxes 5,646
Real Property Transfer Tax 235
MVLF 4,027
Sales and Use Taxes 1,748

Total Revenues in 2010 Dollars 13,253$

1 Excludes office and commercial land uses included within the mixed use land designations
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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate as 
of the date of this study; however, factors exist that are outside the control of AECOM and that may 
affect the estimates and/or projections noted herein.  This study is based on estimates, assumptions 
and other information developed by AECOM from its independent research effort, general knowledge of 
the industry, and information provided by and consultations with the client and the client's 
representatives.  No responsibility is assumed for inaccuracies in reporting by the client, the client's 
agent and representatives, or any other data source used in preparing or presenting this study. 

This report is based on information that was current as of the first quarter of 2012 and AECOM has not 
undertaken any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 
may affect the estimates contained therein, no warranty or representation is made by AECOM that any 
of the projected values or results contained in this study will actually be achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 
"AECOM" or “Economics Research Associates” in any manner without first obtaining the prior written 
consent of AECOM.  No abstracting, excerpting or summarization of this study may be made without 
first obtaining the prior written consent of AECOM.  Further, AECOM has served solely in the capacity 
of consultant and has not rendered any expert opinions.  This report is not to be used in conjunction 
with any public or private offering of securities, debt, equity, or other similar purpose where it may be 
relied upon to any degree by any person other than the client, nor is any third party entitled to rely upon 
this report, without first obtaining the prior written consent of AECOM.  This study may not be used for 
purposes other than that for which it is prepared or for which prior written consent has first been 
obtained from AECOM. Any changes made to the study, or any use of the study not specifically 
prescribed under agreement between the parties or otherwise expressly approved by AECOM, shall 
be at the sole risk of the party making such changes or adopting such use. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions 
and considerations. 
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Introduction 
Please find responses to questions presented by the City of Chula Vista (City). 

Questions 1, 2, and 5:
The following is intended to provide a better explanation as to why the long-term absorption of 
industrial lands has decreased when looking at the period between 2010 and 2030.  For clarity sake, 
AECOM has summarized some key pieces of information provided in previous analysis.  We will 
focus on changes to long-term employment by SANDAG and historic absorption of industrial space to 
guide this analysis.   Since there have been references to the Viability and Marketability of Potential 
Light Industrial Uses at the Sunbow Industrial Park Site study in 2008 (Sunbow), the projections used 
in that report have been also provided for comparison to help demonstrate the change in SANDAG 
projections between the time of the various studies.   

As shown below in Figure 1 and Figure 2, there was a significant decrease in the employment and 
associated industrial job projections at year 2030.  Between the 2006 estimates and the revised 2012 
estimates, SANDAG decreased their overall employment estimates by approximately 161,000 jobs in 
year 2030.  Within employment sectors that are anticipated to occur on industrial lands, SANDAG 
decreased their forecast by approximately 64,000 jobs.  As noted in Figure 3, even with the revised 
forecasts SANDAG has still projected more total jobs (all industries) in 2010 than provided by the 
California Employment Development Department (EDD).  The projections reflect the ongoing issues 
of estimating job recovery as a result of the Great Recession.

Long-term projections are a significant component of projected demand.  The other factor considered 
is historic absorption (capture) of industrial land.  Reviewing CoStar data between 1999 and 2013, the 
City absorbed approximately 78,000 square feet (SF) of industrial space per year.  As shown in 
Figure 4, the majority of space developed over that time period occurred between 1999 and 2006.   
Since then, CoStar estimates a loss of industrial space in the City and little new development. 
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Figure 1: SANDAG Employment (Total Jobs) Forecast by Study for San Diego County 

 Source: SANDAG 

Figure 2: SANDAG Industrial Forecast by Study for San Diego County  

 Source: SANDAG and AECOM 
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Figure 3: 2010 SANDAG Forecast by Study and EDD 2010 Estimate for San Diego County 

 Source: SANDAG and EDD 

Figure 4: Industrial Deliveries (Gross Leasable Space) in Square Feet (1999 – 2013)  

 Source:  CoStar 
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Using a previous AECOM assumption that the FAR for future industrial deliveries is 0.375, this 
historic 78,000 SF would suggest an annual absorption of 5 acres per year.  Projecting forward, the 
historic absorption would suggest that 80 acres of industrial land would be developed over the next 
16 years (until 2030).  This would represent 15 percent of the remaining 535 net acres.  AECOM has 
provided a high estimate of 95 acres in our previous analysis between 2012 and 2030.  Even if this 
number was doubled it would still only represent 36 percent of the total remaining 535 net acres of 
supply in 2030. 

The following Figure 5 helps demonstrate the issues with the timing of the two pieces of analysis.  
While the Sunbow study acknowledges the beginning impacts of the recession, it relied on 
employment projections that were near peaks and market information that was in a rapid state of 
absorption.  While future economic recovery will likely increase industrial absorption since recorded 
over recent years, AECOM believes that downward projections were needed to account for the Great 
Recession.   

Figure 5: Total Employment in San Diego County (2000 – 2012)  

 Source:  EDD 

For these reasons, AECOM noted that there appears to be sufficient industrial employment land 
capacity given the General Plan horizon (2030).  We did note that careful consideration should be 
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adopted General Plan in year 2030.  Looking at a longer-term may impact the conclusions provided 
herein.     

Questions 3 and 4: 
The fiscal impact of the General Plan land uses in comparison to the land use plan evaluated was not 
examined in this analysis.  We would need guidance to provide this estimate (e.g. the net acres and 
use as designated in the General Plan).     

The “positive fiscal impact given the proposed land use mix” refers specifically to the cumulative 
analysis that includes Scenario 2.   
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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate as 
of the date of this study; however, factors exist that are outside the control of AECOM and that may 
affect the estimates and/or projections noted herein.  This study is based on estimates, assumptions 
and other information developed by AECOM from its independent research effort, general knowledge of 
the industry, and information provided by and consultations with the client and the client's 
representatives.  No responsibility is assumed for inaccuracies in reporting by the client, the client's 
agent and representatives, or any other data source used in preparing or presenting this study. 

This report is based on information that was current as of the first quarter of 2012 and AECOM has not 
undertaken any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 
may affect the estimates contained therein, no warranty or representation is made by AECOM that any 
of the projected values or results contained in this study will actually be achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 
"AECOM" or “Economics Research Associates” in any manner without first obtaining the prior written 
consent of AECOM.  No abstracting, excerpting or summarization of this study may be made without 
first obtaining the prior written consent of AECOM.  Further, AECOM has served solely in the capacity 
of consultant and has not rendered any expert opinions.  This report is not to be used in conjunction 
with any public or private offering of securities, debt, equity, or other similar purpose where it may be 
relied upon to any degree by any person other than the client, nor is any third party entitled to rely upon 
this report, without first obtaining the prior written consent of AECOM.  This study may not be used for 
purposes other than that for which it is prepared or for which prior written consent has first been 
obtained from AECOM. Any changes made to the study, or any use of the study not specifically 
prescribed under agreement between the parties or otherwise expressly approved by AECOM, shall 
be at the sole risk of the party making such changes or adopting such use. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions 
and considerations. 
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AECOM was retained by the City of Chula Vista (City) to assist the Chula Vista Planning Division in 
conducting an economic evaluation of a proposed General Plan Amendment (GPA) for land offer 
agreements by JPB and OLC.  One component of this work focused on conducting an employment 
land analysis for a 165-acre site with a General Plan land use designation of Limited Industrial.  The 
owner has filed an application for a GPA to change the land use designation of the site from Limited 
Industrial to a mix of uses that include industrial, office, retail, and residential.  The proposed land use 
change would remove approximately 140-acres of industrial land from the City’s long-term 
employment serving land use inventory.   

AECOM was not asked by the City to embark on a full-fledged market or site-specific analysis with 
respect to this site.  Instead, the City directed us to review the existing studies, investigate any 
significant changes in regional market conditions since that time, and comment on whether those 
findings still have reasonable relevance in informing the current land use policies.   

As a result of the “Great Recession” and the subsequent effects of economic recovery, SANDAG 
revised their regional (County) long-term employment projections.  Major changes in their forecast 
include a downward revision in total jobs and a downward revision to industrial land use serving jobs 
in 2030.  Using market share capture assumptions for the City consistent with previous analysis (e.g. 
a range of low to high capture based on assumed competitive position of the City to attract industrial 
development in the future) we revised our projections to account for the anticipated mid-term (next 10 
– 15 years) decrease in the total industrial employment, which is consistent with SANDAG’s revised
projections, along with existing vacant industrial inventory at the time of the report. 

AECOM found that the City has a sufficient supply of industrial land to consider accommodating the 
proposed land use change based on existing supply and projected demand through year 2030. As 
noted, it was outside AECOM’s scope to evaluate site specific attributes that might make the site 
more attractive for development than other pieces of industrial land in the City (e.g. contiguous 
developable land, location, etc.).  It was also outside AECOM’s scope to evaluate the City’s 
anticipated industrial absorption beyond the 2030 planning horizon.   

To Joe Gamble Page 1 of 4
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In regard to site specific issues that could be considered when evaluating the proposed land use 
change, we previously stated in our Sunbow analysis that industrial properties around the Otay 
landfill: 

Some of these lands offer substantial views and could be designed as high-amenity locations that are attractive to 
technology-oriented firms, and headquarter functions of firms with Mexican operations, similar to several businesses 
at EastLake Business Center.  

We also suggested that: 

Some of these lands could also provide higher quality space for smaller general industrial and service firms found 
along the Main Street corridor.  Therefore, these lands should be positioned as high quality industrial and business 
park space, similar in quality to EastLake Business Park, but with a general orientation.  This general orientation will 
eventually evolve as the market evolves and could remain general or could transition to technology clusters over 
time. 

In regard to future planning for industrial capacity in the City we have noted the importance of 
recognizing that that inventory will be absorbed beyond 2030.  As a result, we have recommended 
that it is prudent for the City to use a “high” absorption planning scenario that provides “additional
upside economic development potential.”

The City’s General Plan Update (GPU) acknowledges the importance of expanding higher value 
employment opportunities within the City.  Prior to the GPU process, the Chula Vista City Council 
adopted an Industrial Lands policy/resolution outlining the City’s concerns regarding the loss of 
industrial zoned lands via land use changes, and the need to address jobs/housing balance and 
ensure the ability to provide higher-value jobs for existing and future residents of the City.  Policies 
addressing these issues were crafted and included in the Economic Development Strategy and in the 
Economic Development Element as part of the GPU. 

In summary, there are a number of key points to consider with respect to the proposed GPA as it 
relates to the loss of industrial land: 

While the projections have been reduced to year 2030, the City’s aforementioned competitive 
advantages to attract future industrial users have not changed (e.g. There is evidence of 
increased regional industrial land scarcity pushing industrial users from locations in the North 
County to the South Bay). 

 Neither site specific attributes for the165-acre parcel nor the anticipated future absorption of 
industrial land beyond 2030 has been considered within the scope of this analysis.   

 There appears to be excess supply of industrial land at the citywide level given the 2030 
General Plan horizon.   

 The City should consider if the proposed GPA warrants the loss of industrial land in an area 
previously identified to attract “higher value-added” industrial jobs. 

 This analysis does not suggest changing recommendations in the GPU.  Given changes to 
industrial market conditions the City, the City should be conscious that industrial land 
absorption will go well beyond the previously identified 2030 planning horizon.  
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The following table presents a comparison of the estimated demand for industrial space and 
associated gross acres in the City between 2012 and 2030.  The GPU absorption estimate has been 
adjusted to match the Cumulative analysis timeframe.   

Table 1: Cumulative Industrial Space Demand Comparison (2012 – 2030)  

Square Feet 
Gross
Acres 

GPU 
Moderate Scenario      5,586,000  342.0 
High Scenario      9,124,000  558.6 

Cumulative 
Moderate Scenario      2,795,000  171.1 
High Scenario      4,138,000  253.3 

Note: General Plan Update estimates were made in 2004.  Cumulative estimates were made in 2012. Gross acres based on a 
0.375 floor area ratio.   

Source:  AECOM and City of Chula Vista General Plan Update  
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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate as 
of the date of this study; however, factors exist that are outside the control of AECOM and that may 
affect the estimates and/or projections noted herein.  This study is based on estimates, assumptions 
and other information developed by AECOM from its independent research effort, general knowledge of 
the industry, and information provided by and consultations with the client and the client's 
representatives.  No responsibility is assumed for inaccuracies in reporting by the client, the client's 
agent and representatives, or any other data source used in preparing or presenting this study. 

This report is based on information that was current as of the first quarter of 2012 and AECOM has not 
undertaken any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 
may affect the estimates contained therein, no warranty or representation is made by AECOM that any 
of the projected values or results contained in this study will actually be achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 
"AECOM" or “Economics Research Associates” in any manner without first obtaining the prior written 
consent of AECOM.  No abstracting, excerpting or summarization of this study may be made without 
first obtaining the prior written consent of AECOM.  Further, AECOM has served solely in the capacity 
of consultant and has not rendered any expert opinions.  This report is not to be used in conjunction 
with any public or private offering of securities, debt, equity, or other similar purpose where it may be 
relied upon to any degree by any person other than the client, nor is any third party entitled to rely upon 
this report, without first obtaining the prior written consent of AECOM.  This study may not be used for 
purposes other than that for which it is prepared or for which prior written consent has first been 
obtained from AECOM. Any changes made to the study, or any use of the study not specifically 
prescribed under agreement between the parties or otherwise expressly approved by AECOM, shall 
be at the sole risk of the party making such changes or adopting such use. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions 
and considerations. 
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ATTACHMENT C2
TO COMMENT LETTER N

City of San Diego E-mail Requesting Removal 
from Signature Block





From: Hopkins, Gregory [mailto:GHopkins@sandiego.gov]
Sent: Friday, October 17, 2014 11:26 AM 
To: Tom Adler 
Cc: Wilson, Leonard; Carlson, Mary 
Subject: Chula Vista/Otay Ranch Tentative Map

Hi Tom,

This email is to let you know that the City of San Diego is aware of the abovementioned Tentative Map.  As agreed, 
certain notation will be placed on the tentative map addressing the City’s concerns, which notes are:

A separate City of San Diego Public Improvement Permit shall be required for construction of the City of 
San Diego water pipelines.
Purchase of City of San Diego property would be required prior to filing any final or parcel map or 
construction on City of San Diego owned property.

As such, the City of San Diego has no objection in the processing of the abovementioned tentative map.

Respectfully,

Gregory P. Hopkins, PLS
Deputy Director | City Land Surveyor | Deputy City Engineer
City of San Diego | Development Services Department
Office Downtown:       (619) 446-5291
Office Field Surveys:  (858) 627-3220

Correspondents should assume that all communication to or from this address is recorded and may be reviewed by third parties

Please consider the environment before printing this e-mail
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ATTACHMENT

DISCOVERY FALLS DRIVE AND UNIVERSITY DRIVE CROSS SECTION DEVELOPMENT

The following attachment document the trip distribution that was used to develop the cross section for
both the University Drive and Discovery Falls Drive (East Lake Parkway).
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RTP Site Distribution and Volumes
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ATTACHMENT

INTERSECTION QUEUING ANALYSIS – YEAR 2030 BASE PLUS PROJECT SCENARIO

The following attachment show the queuing analysis results for all major intersections near Village 9.



Lanes, Volumes, Timings
75: Street "I"/Discovery Falls Dr & Street "B" 10/1/2014

2030 + Project AM 12:00 am 2/28/2012 2030 + Project AM Synchro 8 Report
Page 1

Lane Group EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 100 100 158 21 247 79 231
v/c Ratio 0.34 0.34 0.41 0.15 0.30 0.37 0.24
Control Delay 21.4 24.1 9.5 28.4 15.8 29.5 11.6
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 21.4 24.1 9.5 28.4 15.8 29.5 11.6
Queue Length 50th (ft) 24 29 5 7 57 24 36
Queue Length 95th (ft) 63 69 47 26 130 65 115
Internal Link Dist (ft) 770 1455 192 542
Turn Bay Length (ft)
Base Capacity (vph) 588 578 622 144 816 216 955
Starvation Cap Reductn 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0
Reduced v/c Ratio 0.17 0.17 0.25 0.15 0.30 0.37 0.24

Intersection Summary



Lanes, Volumes, Timings
76: V8 Western Driveway & Discovery Falls Dr 10/1/2014

2030 + Project AM 12:00 am 2/28/2012 2030 + Project AM Synchro 8 Report
Page 2

Lane Group EBT WBL WBT NBL
Lane Group Flow (vph) 174 53 242 142
v/c Ratio 0.32 0.30 0.36 0.17
Control Delay 16.4 25.7 13.7 2.8
Queue Delay 0.0 0.0 0.0 0.0
Total Delay 16.4 25.7 13.7 2.8
Queue Length 50th (ft) 30 15 50 2
Queue Length 95th (ft) 88 41 96 23
Internal Link Dist (ft) 1455 399 200
Turn Bay Length (ft)
Base Capacity (vph) 537 177 670 847
Starvation Cap Reductn 0 0 0 0
Spillback Cap Reductn 0 0 0 0
Storage Cap Reductn 0 0 0 0
Reduced v/c Ratio 0.32 0.30 0.36 0.17

Intersection Summary



Lanes, Volumes, Timings
77: University Drive & Discovery Falls Dr 10/1/2014

2030 + Project AM 12:00 am 2/28/2012 2030 + Project AM Synchro 8 Report
Page 3

Lane Group EBL EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 89 179 42 211 26 326 35 137
v/c Ratio 0.41 0.18 0.35 0.24 0.27 0.77 0.37 0.29
Control Delay 40.0 11.2 47.9 16.7 47.8 35.5 51.9 13.2
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 40.0 11.2 47.9 16.7 47.8 35.5 51.9 13.2
Queue Length 50th (ft) 45 44 22 66 14 130 18 20
Queue Length 95th (ft) 91 92 57 138 41 223 #57 68
Internal Link Dist (ft) 399 337 373 1423
Turn Bay Length (ft)
Base Capacity (vph) 382 1008 119 874 95 599 95 614
Starvation Cap Reductn 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.23 0.18 0.35 0.24 0.27 0.54 0.37 0.22

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.



Lanes, Volumes, Timings
78: V8 Eastern Driveway & Discovery Falls Dr 10/1/2014

2030 + Project AM 12:00 am 2/28/2012 2030 + Project AM Synchro 8 Report
Page 4

Lane Group EBT WBL WBT NBL
Lane Group Flow (vph) 350 44 226 142
v/c Ratio 0.27 0.23 0.15 0.51
Control Delay 7.0 31.0 2.5 15.4
Queue Delay 0.0 0.0 0.0 0.0
Total Delay 7.0 31.0 2.5 15.4
Queue Length 50th (ft) 59 18 15 11
Queue Length 95th (ft) 133 45 43 55
Internal Link Dist (ft) 337 108 324
Turn Bay Length (ft)
Base Capacity (vph) 1304 189 1519 1207
Starvation Cap Reductn 0 0 0 0
Spillback Cap Reductn 0 0 0 0
Storage Cap Reductn 0 0 0 0
Reduced v/c Ratio 0.27 0.23 0.15 0.12

Intersection Summary



Lanes, Volumes, Timings
75: Street "I" & Street "B" 10/1/2014

2030 + Project PM 12:00 am 2/28/2012 2030 + Project PM Synchro 8 Report
Page 1

Lane Group EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 131 89 143 42 363 132 274
v/c Ratio 0.51 0.41 0.48 0.30 0.45 0.53 0.28
Control Delay 33.6 38.0 16.6 41.8 18.2 40.1 13.6
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 33.6 38.0 16.6 41.8 18.2 40.1 13.6
Queue Length 50th (ft) 49 40 14 20 107 60 75
Queue Length 95th (ft) 105 88 67 55 227 123 156
Internal Link Dist (ft) 927 383 361 1020
Turn Bay Length (ft)
Base Capacity (vph) 399 388 447 145 813 315 983
Starvation Cap Reductn 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0
Reduced v/c Ratio 0.33 0.23 0.32 0.29 0.45 0.42 0.28

Intersection Summary



Lanes, Volumes, Timings
76: Discovery Falls Dr 10/1/2014

2030 + Project PM 12:00 am 2/28/2012 2030 + Project PM Synchro 8 Report
Page 2

Lane Group EBT WBL WBT NBL
Lane Group Flow (vph) 331 151 221 85
v/c Ratio 0.30 0.48 0.14 0.33
Control Delay 9.9 24.6 2.3 11.4
Queue Delay 0.0 0.0 0.0 0.0
Total Delay 9.9 24.6 2.3 11.4
Queue Length 50th (ft) 58 45 14 3
Queue Length 95th (ft) 138 84 37 34
Internal Link Dist (ft) 364 432 186
Turn Bay Length (ft)
Base Capacity (vph) 1109 353 1551 527
Starvation Cap Reductn 0 0 0 0
Spillback Cap Reductn 0 0 0 0
Storage Cap Reductn 0 0 0 0
Reduced v/c Ratio 0.30 0.43 0.14 0.16

Intersection Summary



Lanes, Volumes, Timings
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Lane Group EBL EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 84 279 171 242 16 126 84 273
v/c Ratio 0.35 0.44 0.51 0.30 0.12 0.36 0.35 0.53
Control Delay 30.2 20.2 28.6 15.1 31.5 16.4 30.2 16.7
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 30.2 20.2 28.6 15.1 31.5 16.4 30.2 16.7
Queue Length 50th (ft) 28 77 56 61 6 21 28 50
Queue Length 95th (ft) 74 172 123 134 24 63 74 132
Internal Link Dist (ft) 432 246 494 1525
Turn Bay Length (ft)
Base Capacity (vph) 274 641 446 846 137 577 274 721
Starvation Cap Reductn 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.31 0.44 0.38 0.29 0.12 0.22 0.31 0.38

Intersection Summary



Lanes, Volumes, Timings
78: Discovery Falls Dr 10/1/2014

2030 + Project PM 12:00 am 2/28/2012 2030 + Project PM Synchro 8 Report
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Lane Group EBT WBL WBT NBL
Lane Group Flow (vph) 362 145 379 116
v/c Ratio 0.33 0.49 0.26 0.42
Control Delay 9.7 28.6 3.0 15.6
Queue Delay 0.3 0.0 0.0 0.0
Total Delay 10.0 28.6 3.0 15.6
Queue Length 50th (ft) 64 47 29 11
Queue Length 95th (ft) 143 99 66 52
Internal Link Dist (ft) 246 244 197
Turn Bay Length (ft)
Base Capacity (vph) 1092 399 1519 356
Starvation Cap Reductn 274 0 0 0
Spillback Cap Reductn 0 0 0 0
Storage Cap Reductn 0 0 0 0
Reduced v/c Ratio 0.44 0.36 0.25 0.33

Intersection Summary
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2030 CONDITIONS

In addition to the developments assumed through 2025, this scenario assumes buildout of Village 8 
West to include the construction of a middle school, an additional 60,000 square feet of commercial 
retail, and 9.4 acres of park space.  This scenario assumes the 2025 mitigated street network.  
Table 23 summarizes the forecasted Village 8 West 2030 project trip generation. 

Table 23
2030 Project Trip Generation

Land Use Size Daily 
Trips

AM Peak Hour PM Peak Hour
Total Inbound Outbound Total Inbound Outbound

Park (Active Recreation) 17.4 acres 870 35 17 17 70 35 35

Urban & Neighborhood Park 10.6 acres 53 2 1 1 4 2 2 

Single Family Residential 621 DU 6,210 497 149 348 621 435 186

Multi-Family Residential 1,429 DU 11,432 915 183 732 1,143 800 343

Elementary School 11.4 acres 1,140 365 219 146 103 41 62

Jr. High/Middle School 21.0 acres 2,205 706 423 282 198 79 119

Office (<100 KSF) 50 KSF 1,000 140 129 14 130 26 104

Commercial Retail 250 KSF 20,000 800 480 320 2,000 1,000 1,000
SUBTOTAL 43,084 3,467 1,604 1,864 4,283 2,425 1,858
Internal Capture1 -14,826 -632 -316 -316 -1,300 -650 -650

Transit Reduction2 -2,154 -173 -80 -93 -214 -121 -93

TOTAL 26,104 2,662 1,208 1,455 2,769 1,654 1,115
Total EDU’s 2,610     

Note: based on SANDAG, Not So Brief Guide, April 2002
1 Internal Capture Rates provided from ITE Trip Generation Handbook. Internal capture rates vary by each combination of land uses.
2 Transit Reduction Rates provided from SANDAG; a transit reduction of 5% is assumed by project buildout.

The 2030 scenario includes analysis of the forecasted traffic volumes from the SANDAG model run 
for year 2030, including anticipated land uses and traffic associated with projects expected to be 
constructed by 2030.  

The traffic analysis assumes the 2025 mitigated network plus the following:

Street “A” will be constructed from Main Street to Otay Valley Road as a two-lane Collector
Construction of Main Street from Heritage Road to La Media Road (constructed by others)

The 2025 mitigated roadway network is required to be constructed prior to the construction of the 
first EDU following the 2025 development phase (2,234 EDUs). Any additional development cannot 
occur until the 2025 mitigated roadway network is in place. If the project equivalent dwelling unit 
exceeds the 2025 development phase (2,234 EDUs) prior to the completion of all of the above-
listed assumed and planned off-site and on-site improvements being constructed and open to 
traffic, then one of the following steps shall be taken as determined by the City Engineer:
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1. Development in Village 8 West will stop until those assumed future roadways are 
constructed by others; or

2. City and OLC shall meet to determine the need for the incomplete roadway segments.  A
number of factors, including changes to the tolling structure at SR-125, may affect the traffic 
patterns in the Otay Ranch. Additional traffic analysis of the roadway network and levels of 
service assessment may be necessary to determine if such improvements are necessary 
and the scope and timing of additional circulation improvements; or 

3. Developer shall construct the missing roadway links and receive TDIF credit for those 
improvements as applicable; or

4. An alternative measure is selected by the city in accordance with the city of Chula Vista 
Growth Management Ordinance.

5. All to the satisfaction of the City Engineer.

The roadway network used in evaluating the 2030 conditions is illustrated in Exhibit 35.  The 2030 
roadway network does not represent the City’s ultimate Circulation Element network.  The 2030 
roadway network lacks a few components of the ultimate infrastructure that is planned in the study 
area, and it has been determined that these remaining components of the ultimate roadway network 
are not necessary to mitigate the project’s impacts. 

Access to Village 8 West will be provided along Main Street, La Media Road, Otay Valley Road, 
Street “A” and Magdalena Avenue.  Street “A” is not included in the roadway segment analysis as it 
is a local street not subject to LOS requirements.  Operating conditions of Street “A” and the 
associated internal intersections are discussed in the On-Site Street Improvements Phase and 
Operational Analysis section provided later in this report.  
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2030 CONDITIONS

In addition to the developments assumed through 2025, this scenario assumes buildout of Village 9 
to include the construction of an elementary school, 21 additional single family dwelling units, 223 
additional high density multi family dwelling units, an additional 625,000 square feet of office, and 5 
acres of community purpose facilities.  This scenario assumes the 2025 mitigated street network.  
Table 19 summarizes the forecasted Village 9 2030 project trip generation. 

Table 19
2030 Project Trip Generation Table

Land Use Size Daily 
Trips

AM Peak Hour PM Peak Hour
Total Inbound Outbound Total Inbound Outbound

Urban & Neighborhood Park 27.5 acres 138 6 3 3 11 6 5

Single Family Residential 266 DU 2,660 213 64 149 266 186 80
High Density Multi-Family 
Residential 3,734 DU 22,404 1,792 358 1,434 2,016 1,411 605

Elementary School 19.8 acres 1,980 633 379 254 178 71 107

Office (>400 KSF) 1,200 KSF 14,400 1,872 1,685 187 1,872 374 1,498

Commercial Retail 300 KSF 12,000 480 288 192 1,200 600 600

Community Purpose Facility 5 acres 150 8 5 3 12 6 6
SUBTOTAL 53,732 5,003 2,781 2,222 5,555 2,654 2,901
Internal Capture1 -11,606 -469 -234 -234 -1,214 -607 -607

Transit Reduction2 -8,059 -750 -417 -333 -833 -398 -435
TOTAL 34,067 3,784 2,130 1,655 3,509 1,649 1,859
TOTAL EDU 3,407

Note: based on SANDAG, Not So Brief Guide, April 2002
1 Internal Capture Rates provided from ITE Trip Generation Handbook. Internal capture rates vary by each combination of land uses.
2 Transit Reduction Rates provided from SANDAG; a transit reduction of 15% is assumed by project buildout.

The 2030 scenario includes analysis of the forecasted traffic volumes from the SANDAG model run 
for year 2030, including anticipated land uses and traffic associated with projects expected to be 
constructed by 2030.  

The traffic analysis assumes the 2025 mitigated network plus the following off-site roadway 
improvement:

Construction of Main Street from Heritage Road to La Media Road (constructed by others)
Construction of “Village Path” pedestrian/bicycle bridge over SR-125 to provide non-
motorized access between Village 9 and Village 8 East (constructed by others)

The 2030 analysis includes the 2025 on-site roadway network plus the following on-site roadway 
improvements that will be constructed by the project by 2030, as stated in the PFFP analysis 
presented later in the report:

Construction of Street “A” from Village 9 northern boundary to Main Street
Construction of Street “B” from Village 9 northern boundary to Campus Boulevard
Installation of traffic signal at Main Street / Street “B”
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The 2025 mitigated roadway network is required to be constructed prior to the construction of the 
first EDU following the 2025 development phase (3,074 EDUs). Any additional development cannot 
occur until the 2025 mitigated roadway network is in place.  If the project equivalent dwelling unit 
limit for 2025 (3,074 EDU as shown in Tables 15 and 18) is reached prior to all of the above-listed 
off-site and roadway improvements are constructed and open to traffic, then one of the following 
steps shall be taken as determined by the City Engineer:

1. Development in Village 9 will stop until those assumed future roadways are constructed by 
others; or

2. City and OLC shall meet to determine the need for the incomplete roadway segments.  A
number of factors, including changes to the tolling structure at SR-125, may affect the traffic 
patterns in the Otay Ranch. Additional traffic analysis of the roadway network and levels of 
service assessment may be necessary to determine if such improvements are necessary 
and the scope and timing of additional circulation improvements; or 

3. Developer shall construct the missing roadway links and receive TDIF credit for those 
improvements as applicable; or

4. An alternative measure is selected by the City in accordance with the City of Chula Vista 
Growth Management Ordinance; or

5. All to the satisfaction of the City Engineer.

All on-site improvements will be constructed in accordance with the PFFP.  The roadway network 
used in evaluating the 2030 conditions is illustrated in Exhibit 29.  The 2030 roadway network does 
not include all future roadways included in the City’s Circulation Element. The analysis conducted 
in this report demonstrates that the remaining future planned roadways (Eastlake Parkway from 
Main Street to Otay Valley Road and the Otay Valley Road/SR-125 interchange) are not necessary 
to mitigate the project’s impacts.
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E X E C U T I V E  S U M M A R Y  

This report represents the 2014 update of the Chula Vista Eastern Area Development Impact Fees 
for Streets, also known as the Transportation DIF, and herein referred to as simply the “TDIF”. 

The report includes a discussion of the rationale behind development impact fees, a brief history of 
the local TDIF Program, an analysis of the proposed fee program including updates to the 
development forecast, the average daily trip (ADT) rate assignments for each land use and 
associated EDUs, the street projects included in the program and some changes in fee calculation 
methodology. 

The focus of this report is fivefold: 

To refine the current fee program to include changes to land uses and facilities within the 
benefit area; 

To update costs and scope of work for the facilities currently within the TDIF program, as 
well as provide cost estimates for newly added facilities. 

To add Discovery Falls Drive adjacent to Village 10, Millenia Avenue in the Eastern Urban 
Center and Street “B” in Village 9 and additional ramps at SR-125 to the TDIF program. 

To refine the cost calculation for Main Street from Heritage Road to La Media Road 
including a bridge over Wolf Canyon and to document that this road is now part of the 
Regional Arterial System (RAS) 

This update represents an increase in the cost of the remaining transportation facilities to be built 
to $294,011,801 in 2014 and a corresponding decrease in equivalent dwelling units (EDU’s) from 
20,543 in 2005 to 19,545 in 2014. The resulting recommended fee increases from the current 
$12,494 per EDU to $13,035 per EDU, an increase of $541 (4.3%). 
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D E V E L O P M E N T  
I MP A C T  F E E S

Development impact fees are imposed upon development in an area of benefit, often containing a 
number of different properties, property owners, and land use types.  Such fees are governed by 
the regulations and requirements of Government Code Section 66000 et seq. of the State of 
California.   

The Chula Vista Transportation Development Impact Fee (TDIF) has two main purposes: (1) To 
fund the construction of facilities needed to mitigate potential direct and cumulative impacts and (2) 
To spread the costs associated with construction of the facilities equitably among the developing 
properties. 

In the environmental review process, such as in the California Environmental Quality Act process 
(CEQA), a project’s potential impacts are identified and, where possible, a method of mitigating 
those impacts (reducing the actual impact to an insignificant level) is identified. In the case of larger 
projects, the Environmental Impact Report (EIR) usually identifies cumulative impacts resulting 
from the project, as well as direct impacts. Cumulative impacts are impacts created by overall 
development, of which individual projects do not create a significant impact directly, but contribute 
to an impact through additive effect. Since the individual development projects are not completely 
responsible for the entire impact on any single segment of roadway, for instance, they are required 
to contribute a portion of the mitigation based on each project’s fair share of the overall impact to 
the roadway system.  Each project’s fair share of the impact is based on the amount of traffic as 
measured by Average Daily Trips (ADTs) that the project places on the overall street system. 

A development impact fee is an ideal mechanism for identifying and ultimately funding the fair 
share contribution to the overall mitigation program.  

T R A N S P O R T A T I O N  D E V E L O P M E N T  I M P A C T  F E E S  
( T D I F )  

A transportation development impact fee is a typical impact fee designed to mitigate cumulative 
impacts on the local transportation network as a result of development. Generally, development of 
property produces impacts on the local road network resulting in decreased traffic capacity on the 
street system. To measure the effects of traffic, cities establish capacity or level of service 
standards that they each consider appropriate for their jurisdictions. Where potential impacts 
resulting from development are projected to reduce the capacity on streets to the point where the 
identified level of service will not be maintained, the impacts are deemed to be significant, and 
should be mitigated. Typical mitigation for cumulative impacts to the system is designed to restore 
capacity and maintain the desirable level of service. Examples of capacity-increasing 
improvements include adding new roads to the circulation network, widening or improving existing 
roads, installing new traffic signals or improving existing signalization, freeway interchange 
improvements, and improving signal coordination (Management of traffic operations).  

In the case of transportation development impact fee programs, the accepted method of 
distributing costs in an equitable manner is to compare traffic generated by each project that will 
potentially affect the overall system.  This can be done by establishing a uniform list of trip 
generation factors typical for the types of uses contemplated for the developments.  Usually such 
an analysis is performed when information on the proposed developments is general in nature.  

B
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The actual number of trips generated by the final development of individual parcels may vary from 
the projections. 

H I S T O R I C A L  B A C K G R O U N D  

In February 1986, the Chula Vista City Council adopted a schedule of development impact fees 
(DIF) for the Eastlake I development.  Eastlake was the first major planned development that 
added significant traffic to the street system. Fees were established to ensure that Eastlake 
contributed to the cost of certain street improvements, including a four-lane interim facility in the 
State Route 125 (SR-125) corridor. Also included in the development impact fee was the cost of 
constructing a fire station and a community park in Eastlake I. While the fees were imposed as a 
condition of development on Eastlake, City staff recommended to the Council that a development 
impact fee ordinance be prepared to provide for the financing of transportation improvements by all 
of the developments that would benefit from the improvements. 

In January 1987, the Council authorized the preparation of a development impact fee program for
the financing of street improvements in the area east of Interstate 805. 

In December 1987, a report entitled “The Interim Eastern Area Development Impact Fees for 
Streets” was completed.  The "Area of Benefit" included all of the undeveloped lands that benefited 
from the proposed transportation improvements, within the City of Chula Vista and County of San 
Diego, east of Interstate 805.  The Council adopted an Eastern Area Development Impact Fee in 
January 1988 by Ordinance Number 2251 (TDIF).  The fee was established at $2,101 per 
equivalent dwelling unit (EDU). 

On August 8, 1991, the City Council authorized the preparation of an "Interim SR-125 Facility 
Feasibility Study.”  The purpose of this study was to identify an interim SR-125 facility that would 
meet the transportation needs of the region until a permanent facility could be constructed. The 
interim SR-125 Facility Feasibility Study report recommended the establishment of a new fee 
(separate from the existing TDIF) to specifically finance the construction of interim facilities that 
would temporarily postpone the need for a permanent freeway/toll road facility.  Consequently, 
projects dealing with the SR-125 construction were excluded from the TDIF program and were 
included in the Interim SR-125 DIF program. 

In October 1993, the City Council approved the General Plan Amendment for the Otay Ranch.  As 
a result, the TDIF program was updated in December 1993, including the first phase of the Otay 
Ranch.  For the first time since the adoption of the original TDIF in 1988, a comprehensive general 
plan of land uses and circulation system requirements was in place on the Otay Valley parcel. 

The TDIF program was subsequently updated twice in 1999 and 2002 to reflect changes to the 
circulation element of the General Plan, land use changes and to adjust the construction cost 
estimates. 

The purpose of the 2005 update to the TDIF was fourfold: 1. Comply with the 2005 General Plan 
changes including the revised Circulation Element and related Land Uses in Eastern Chula Vista. 
2. Review all previous projects and update the costs and land uses which affect the adequacy of 
the current fee to construct the facilities. 3. Evaluate costs and credits as several TDIF projects had 
been completed. 4. Re-evaluate the average daily trip (ADT) rates for commercial land uses by 

C
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considering only trips generated outside the benefit area and to introduce office and mixed-use 
residential as separate designations. 

Since its inception, the amount of the TDIF fee has been revised several times, as follows: 

Date of Action Ordinance Number Fee/EDU 

January 9, 1990 2349 $ 2,850 
December 11, 1990 2431 $ 3,060 
January 4, 1994 2580 $ 3,998 
November 30, 1999 2802 $ 5,920 
September 10, 2002 2866 $ 8,180 
October 1, 2004 
October 1, 2005 

ENR Index 
3029 

$ 8,825 
$10,050 

October 1, 2006 ENR Index $10,455 
October 1, 2007 ENR Index $10,777 
October 1, 2008 ENR Index $11,317 
October 1, 2009 ENR Index $11,836 
January 26, 2010 Resolution 2010-017 $11,317 
October 1, 2010 Resolution 2010-017 $11,317 
October 1, 2011 ENR Index $12,198 
October 1, 2012 ENR Index $12,480 
October 1, 2013 ENR Index $12,494 

This report recommends changing the fee to $13,035 per EDU. 

This report represents the 2014 update of the TDIF and, where appropriate, makes adjustments to 
the development impact fee based upon completed street construction, revised development 
projections and new unit costs.  The report adds several new arterial projects and updates the 
scope of work for other projects.  New to the program are the addition of Millenia Avenue in the 
Eastern Urban Center, Discovery Falls Drive in Village 10, Street “B” in Village 9 and Otay Valley 
Road east of State Route 125. 

In addition, the scope of work has been revised on three projects: 1. East H Street from Buena 
Vista Way to Southwestern College will have a revised cross-section plus an east-to-south right 
turn lane into the college. 2. The Main Street/Hunte Parkway Overcrossing project at SR-125 will 
include costs for the on-ramps and off-ramps, and; 3. The Otay Valley Road Overcrossing project 
at State Route 125 will also include costs for the on-ramps and off-ramps.  Lastly, the inclusion of 
Main Street into the Regional Arterial System is recommended. 
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R E V I S E D  D E V E L O P M E N T  F O R E C A S T  

A fundamental principle in the formulation of a development impact fee is that the need for 
additional public facilities is generated by new development, and thus the cost of the facilities 
should be paid by that new development.  Generally, existing facilities have adequate capacity to 
support the existing state of development, and any capacity that is added to the street network is in 
response to the demand created by that subsequent development.  It is, therefore, incumbent upon 
new development to fully mitigate these impacts. 

The street projects proposed in this Update (“Proposed Street Projects”) ensure that the remaining 
streets in the city’s General Plan are fully funded for construction.  The proposed boundary 
identifying the “Area of Benefit” for this Update is illustrated in Figure I.

As shown in the figure, the northerly boundary of the Area of Benefit generally begins in the vicinity 
of Bonita Road east of I-805.  The northern boundary of the Area of Benefit continues in an 
easterly direction to encompass the developments of Bonita Long Canyon, San Miguel Ranch, and 
Rolling Hills Ranch. 

The easterly boundary of the Area of Benefit generally encompasses the eastern portions of 
Rolling Hills Ranch, Eastlake, and Otay Ranch. The southerly boundary follows the easterly city 
limits to Otay Valley excluding the Otay Landfill owned by the County of San Diego, and those 
properties within Assessment District 90-2. The westerly boundary is generally I-805.  

The proposed Area of Benefit is the area served by the proposed street projects that are 
determined to be necessary to maintain an acceptable level of service on the City’s circulation 
system as well as completing the city’s General Plan Circulation Element east of I-805.  The need 
for improvements is related to development through changing traffic patterns on the overall system.  
Once constructed, the proposed street projects will serve the area by providing a system of roads 
for residents, employees, or customers. Proposed new development in the City is generally 
described in the adopted General Plan. Further refinements are conducted through the enhanced 
CEQA review process and the Sectional Planning Area (SPA) plans.  

Table A identifies the “Remaining” development within the Area of Benefit as of October 1st, 2013.  
Future development is categorized by land use type and further characterized by the following; 
residential low density (0-6 du/acre), residential medium density (>6-18 du/acre), residential high 
density (> 18 du/acre), senior housing units, mixed-use residential, general commercial acres, 
regional commercial acres, commercial high-rise acres, office acres and industrial acres.  In the 
columns labeled “Proposed”, the table lists the most recent submittals for the number and type of 
development proposed in each development area, based on a General Plan designation, 
submitted Sectional Plan Area (SPA) plans, or Tentative Maps.  The columns labeled “Built” 
identify the units and acres that have been issued building permits as of October 1st, 2013.  Those 
figures are subtracted from the “Proposed” columns, resulting in the “Remaining” units and acres to 
be constructed.  

The “Summary” columns convert the individual units to EDUs for direct comparison of the impact 
on the roadway system.  “Remaining EDUs” are found by subtracting “Built EDUs” from “Proposed 
EDUs”.  Some EDUs are within an assessment district, etc., that has built, and received credit for a 
proposed street project eligible under previous versions of this Ordinance.  These “Less Credit 
EDUs” are subtracted from the “Remaining EDUs” to give the “Total Aggregate EDUs” that will be 

A
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required to pay the fee.  Finally, the percentage of total EDUs is calculated for each development 
project. 

With this 2014 Update, the proposed Area of Benefit will contain an “Aggregate Total of Remaining 
EDUs” of 19,545. 

The TDIF program includes transportation facilities required to serve the proposed University Park 
and innovation District (UPID) site in Otay Ranch.  It is anticipated that the University, once 
approved, would be responsible for constructing suitable on-site transportation facilities required to 
mitigate the university’s on site traffic impacts (i.e. access and frontage impacts).  The EDU’s for 
the 85-acre Innovation District portion of the UPID will pay TDIF fees and are in the new TDIF fee 
calculations.  However, the new TDIF fee calculations exclude the EDU’s contained within the 
proposed University portion of the UPID and no TDIF fees will be paid by the University.  The 
proposed TDIF update does include one facility that passes through the UPID, Discovery Falls 
Drive between Hunte Parkway and Street “B” in Village 9.  This is a new road added to the Eastern 
TDIF program, and while it will be constructed on UPID property, construction of the facility is 
required in order to provide primary access for Village 10. 
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Figure I Chula Vista Transportation Development Impact Fee Benefit Area  
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Table A. Land Use Summary 
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Section 3 

Fee Methodology
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A V E R A G E  D A I L Y  T R I P S  ( A D T ’ s )  

One of the most common tools used to distribute the cost of traffic related improvements among 
different land uses involves the use and assignment of vehicular trips. Vehicle trips are further 
equated to the equivalent dwelling unit or EDU as described in the following Subsection B.  In the 
report dated April 2002 entitled “NOT SO BRIEF GUIDE OF VEHICULAR TRAFFIC GENERATION 
RATES FOR THE SAN DIEGO REGION” (“SANDAG Report”), published by San Diego 
Association of Governments, traffic trips generated by various classifications of land use are 
detailed. For example, the SANDAG Report identifies several categories of residential land use 
generating average daily trips (ADTs) ranging from 4 to 12 ADT’s.  The City historically has refined 
the SANDAG approach and has identified four residential categories. Similarly, this report also 
aggregates residential land uses to utilize four residential land use categories and recommends the 
following:  10 ADTs generated from a residential unit with densities ranging on average from 3 to 6 
dwelling units per gross acre, the Single Family Dwelling Unit; 8 ADTs from a residential unit with 
densities ranging from 6 to 20 dwelling units per gross acre; 6 ADTs from a residential unit with 
densities greater than 20 dwelling units per gross acre; and 4 trips from a unit in a retirement  
complex.   

For commercial development, as in previous updates, the “pass-by” trip phenomenon was included 
in setting the generation rate.  Pass-by trips (also called undiverted linked trips) are trips in which a 
stop at a retail commercial facility is one part of a linked trip to or from home or work.  Past analysis 
found that approximately 72 percent of the commercial trips are generated from within the City of 
Chula Vista TDIF area and 28 percent are from outside the TDIF area.  To preclude double 
counting of residential trips to and from commercial land uses, the commercial trip rate was 
reduced by 72 percent.  The traffic analysis concluded that the commercial trip generation rate 
varies depending on the type and size of the commercial land use.  The analysis was supported by 
SANDAG studies and verified by an independent Select Zone(s) Analysis forecast for a 
representative Traffic Analysis Zone (TAZ) that had a commercial trip rate of 575 trips per acre for 
general commercial and 400 trips per acres for regional commercial.  Therefore, the recommended 
TDIF commercial trip rates were established at 28 percent of the given 575 trips per acre for 
general commercial use which led to a rate of 161 trips per acre or 16 EDU.  For Regional 
Commercial, the trip rate remains at 28 percent of 400 trips per acre or 112 per acre (11 
EDU’s/ACRE).  Regional commercial use is defined as large shopping center larger than 60 acres 
and containing more than 800,000 square feet of commercial space. 

The same process was applied to High Rise Commercial and High Rise Office based on the high-
rise office commercial uses proposed for the Eastern Urban Center, Millenia, in Otay Ranch.  The 
initial trip generation rate of 1000 trips per acre was multiplied by 28 percent to reach a reduced 
high-rise rate of 280 trips per acre or 28 EDU. 

The previous 2005 TDIF update included three new land use designations based on the 2005 
General Plan. These rates remain in the updated TDIF program.  The standard Office (less than 5 
stories) is based on SANDAG’s trip generation rates of 90 trips per acre or 9 EDU.  Since similar 
offices are constructed within both Industrial and Commercial zones, this rate applies to the 
standard office use regardless of the underlying zoning.  The mixed-use residential rate is based 
on SANDAG’s trip generation rates of 4 trips per unit or 0.4 EDU.  Mixed-use residential is defined 
as residential units constructed above commercial space.  The general commercial rate of 16 EDU 
per acre shall apply to the commercial portion of such mixed use by the following formula: 20,000 
square feet of commercial use underlying a residential use equals 1 acre of general commercial or 

A
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16 EDU.  This rate is selected to account for the internal capture of trips and to the corresponding 
reduction of pass-by trips for such use.   

Table B identifies the ADTs assigned to the various land uses.

(Average Daily Trips)

Land Use Classification
Residential (LOW) 10 ADT/DU
Residential (MED) 8 ADT/DU
Residential (HIGH) 6 ADT/DU
Senior Housing 4 ADT/DU
Residential Mixed Use** 4 ADT/DU
Commercial Mixed Use** 161 ADT/20,000 Sq ft
General Commercial (Acre) 161 ADT/Acre
Regional Commercial (Acre) >800,000 sq ft 112 ADT/Acre
High Rise Commercial (Acre) 280 ADT/Acre
Office (Acre) 90 ADT/Acre
Industrial (Acre) 90 ADT/Acre
Regional Technology Park (Acre) 80 ADT/Acre
18-Hole Golf Course 700 ADT/Course
Medical Center 650 ADT/Acre
*Based on gross acreage

ADT's

T A B L E   B
A S S I G N M E N T   O F   A D T s

0-6 dwelling units per acre*

**Project is considered commercial mixed use only if qualifying residential mixed use is
located on second floor, or higher, above commercial project.

< five (5) stories in height

> five (5) stories in height
< five (5) stories in height

6.1-18 dwelling units per acre*
>18.1 dwelling units per acre*

>18 dwelling units per acre*
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E q u i v a l e n t  D w e l l i n g  U n i t s  ( E D U s )  

A common method used to compare ADT trips among different land uses involves the conversion 
of ADTs to "Equivalent Dwelling Units" or EDUs.  Residential dwelling units are assigned a value of 
1.0 EDU and become the base for assigning EDU factors to other land uses by comparing vehicle 
trips generated by those land uses to the ADTs generated by the single family residential category.  
The basis and methodology used in calculating the fee in this update is consistent with the basis 
and methodology used in the previous TDIF reports and TDIF ordinances as amended.  

Table C identifies the EDUs assigned to the various land uses.

Land Use Classification
Residential (LOW) 1.0 EDU/DU
Residential (MED) 0.8 EDU/DU
Residential (HIGH) 0.6 EDU/DU
Senior Housing 0.4 EDU/DU
Residential Mixed Use** 0.4 EDU/DU
Commercial Mixed Use** 16.0 EDU/20,000 Sq ft
General Commercial (Acre) 16.0 EDU/Acre
Regional Commercial (Acre) > 800,000 sq ft 11.0 EDU/Acre
High Rise Commercial (Acre) 28.0 EDU/Acre
Office (Acre) 9.0 EDU/Acre
Industrial (Acre) 9.0 EDU/Acre
Regional Technology Park (Acre) 8.0 EDU/Acre
18-Hole Golf Course 70.0 EDU/Course
Medical Center 65.0 EDU/Acre
*Based on gross acreage

EDU's

T A B L E   C
C O N V E R S I O N   O F   A D T s   T O   E D U s

0-6 dwelling units per acre*

**Project is considered commercial mixed use only if qualifying residential mixed use is
located on second floor, or higher, above commercial project.

< five (5) stories in height

> five (5) stories in height
< five (5) stories in height

6.1-18 dwelling units per acre*
>18.1 dwelling units per acre*

>18 dwelling units per acre*

P r o g r a m  C o s t s  

1. PROPOSED PROJECTS

The next step in developing the fee was to determine which of the Proposed Street Projects are 
required to be constructed in order to maintain an acceptable level of service on the City’s 
circulation system east of I-805. 

After reviewing the circulation element of the approved General Plan and a variety of subsequent 
SPA plan traffic studies and CEQA documents, the remaining as yet unconstructed roads, were 

B

C



Page 14 

selected as the Proposed Street Projects, shown in Table D and Figure III.  The Proposed Street 
Projects are based on an analysis of the circulation system for the Year 2030 build out within the 
entire Area of Benefit.  All of the Proposed Projects are consistent with the General Plan and SPA 
plans that have been adopted by the City Council, and are required by the City’s Growth 
Management Ordinance as a condition to all development within the Area of Benefit. 

The recommended fee is based on an equitable distribution of the estimated cost of the proposed 
program funding requirements, divided by the number of future EDUs to be developed in the Area 
of Benefit. 

2. ADDITIONAL COSTS

In addition to the sum of project costs, an overall TDIF program-monitoring factor of 3% has been 
added.  This factor represents the estimated cost of monitoring and evaluating the overall fee 
program, including traffic monitoring and growth management studies, as well as costs associated 
with periodic updates to the TDIF program.  The proposed 2014 Update monitoring program cost is 
$6,441,274 or 3% of the program’s direct construction costs of $214,709,133. 
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Table D Facility Cost Estimate Summary Proposed Street Projects 
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R E V I S E D  P R O G R A M  F A C I L I T I E S

A comprehensive listing of all deleted, completed, current, and modified (split) projects is provided 
in Table E.  This listing also includes all new facilities to be added to the program via this update. 

A
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PROJECT COST ESTIMATES 

1. DIRECT CONSTRUCTION COSTS

Construction costs for individual projects were calculated in a number of ways. Typically, if no new 
engineering information was available for the roadway in question, a growth factor was applied to 
the original cost based on the ENR report as described more fully below. For these roads, the 
costs of grading, drainage facilities, and landscaping are all estimated according to project length 
and complexity.  These costs differ according to the scope of the facility. However, for roadways 
that were in the design stage and consequently had more detailed information, the developer’s 
engineers were tasked with providing more accurate cost estimates. All projects and their 
associated costs are shown in Appendix “A”.

For those roads prepared without benefit of detailed construction drawings a 15% contingency 
factor is applied to the estimated construction costs, to cover anticipated minor engineering issues 
that are not quantifiable at this level of study.  

2. SOFT COSTS

In addition to direct construction costs, the following “soft costs” associated with construction of the 
projects are included: 

Civil Engineering: Reimbursement will not exceed 7.5 percent of the TDIF eligible 
improvement cost or actual cost, whichever is less.  Civil engineering includes the cost of 
preparatory planning, survey, and design of a project. 

Soils Engineering: Reimbursement will not exceed 15 percent of the cost or actual cost, 
whichever is less, of eligible grading as defined in the directive. 

Landscape Architecture: Reimbursement will not exceed 10 percent of the cost or actual 
cost, whichever is less, of eligible landscape and irrigation within the TDIF improvement. 

Surveying: Reimbursement will not exceed 2 percent of the cost or actual cost, whichever is 
less, of the TDIF eligible improvement.  

Utility Engineering/Coordination: Reimbursement will not exceed 3 percent of the cost or 
actual cost, whichever is less, of eligible dry utilities within the TDIF improvement.  

Environmental Consulting: Reimbursement will be for the actual work required to conduct, 
obtain and monitor all necessary environmental clearances required to construct the TDIF 
facility. 

In addition to the above-identified “soft costs” associated with construction of the projects, the City 
imposes two other costs of the TDIF program as follows: 

TDIF Program Monitoring: Three (3%) percent of the program’s direct construction costs to 
fund activities related to general administration of the TDIF including the following: 

Strategic planning & funding advocacy; 

B
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Staff time spent in administering the fee program and the various credits of each developer; 

Growth Management Activities; 

Geographic Information System (GIS); 

TDIF program updates; 

Supplies and equipment used to administer the program; and 

Feasibility studies. 

TDIF Project Administration: Two (2%) percent of each improvement project cost to fund activities 
related to the City’s administration of each TDIF project including the following: 

City supervision of developers’ contract administration; 

Performing an audit of the project to determine the eligibility for TDIF credits; and 

Any other task related to the administration and coordination of a TDIF project by City staff. 

3. PROJECT ESTIMATE METHODOLOGY

The cost estimates were reviewed and updated with current cost estimates, based on recent local 
experience.  Table D presents the projects and costs being funded by the fee.  A complete 
description, cost breakdown, and location map are included in Appendix “A”. 

With many of the new projects, topography from the GIS database was used to provide 
conceptual-level grading estimates.  In other situations, grading was approximated by comparison 
with similar projects.  Landscaping costs were included in the cost estimates where appropriate; 
since review of similar projects indicated that this was a very significant component of the overall 
costs. 
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F E E  U P D A T E S   

The fee shall be collected as a condition of building permit issuance.  The fee is subject to an 
automatic annual adjustment based on the Engineering News Record (ENR) Construction Index 
each fiscal year during the month of October.  Fees may also be adjusted based on updated 
information regarding land use or the type, size, location, or cost of proposed facilities pursuant to 
City ordinances and policies.  All fees collected shall be deposited in an interest-accruing fund, and 
shall be expended only with the approval of the City Council for the Proposed Projects listed in this 
Update. 

1. ANNUAL FEE ADJUSTMENTS

Starting with the 1999 TDIF Update and Ordinance, an automatic annual adjustment to the fees 
was included to reflect any changes in the Engineering News Record (ENR) Construction Cost 
Index.  The amount of the fee has been adjusted each October 1, based on the one-year change, if 
any, from July to July in the ENR 20-City Los Angeles Construction Cost Index.  These automatic 
adjustments do not require further action by the City Council.  The CCI increase from July 2013 to 
July 2014 supports an October 1, 2014 automatic TDIF increase to $12,864; an increase of $370, 
or 3%, over the current fee of $12,494 per EDU.  Instead of implementing this automatic increase, 
staff recommends adopting the proposed comprehensive fee update; increasing the fee to $13,035 
per EDU, an increase of $541 or 4.3%.  If the 2014 proposed comprehensive update to the TDIF is 
approved, the next index based adjustment would go into effect October 1, 2015.  There is no 
index based adjustment required on October 1, 2014 if the $13,035 rate is approved.

A
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P R O P O S E D  F E E  C A L C U L A T I O N  

1. DEVELOPER CREDITS

As specified in Section 4(c) of Ordinance 2289, which amended Ordinance 2251, a developer may 
request authorization from the City to construct TDIF facilities.  If the total construction cost 
amounts to more than the total TDIF fees which will be required for the developer’s development 
project, the developer is entitled to receive TDIF credits in the amount of the excess of the 
Proposed Street Project costs over the required TDIF fees.  The same builder can use this TDIF 
credit to satisfy the fee obligations for a future development, or the developer will receive cash 
reimbursement when funds are available, as determined by the City Manager.  Table F lists 
remaining estimated credits for facilities constructed by developers.  The amount of these 
accumulated credits totals $ 15,304,432.08.  This amount has been added to the proposed overall 
program cost to obtain the total project cost to be collected through this Update.

T A B L E  F  
R E M A I N I N G  C A S H  C R E D I T S  -  E S T I M A T E D  

Sunbow $      148,053.97  
Brookfield-Shea Otay $      625,967.37  
Eastlake $ 8,633,623.58 
McMillin $      405,024.31  
Otay Ranch $   4,692,471.11  
Rancho Del Rey $        70,986.54 
Rolling Hills Ranch $      728,305.20 

Total Credits  $ 15,304,432.08  

A
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2. PROGRAM FUNDING SUMMARY

A summary of the program funding components is given in Table G, including the overall funding 
requirement. 

Program Costs
     Total Improvement Cost (Table D) 214,709,133.00$
     Total Soft Cost (Table D) 79,302,668.16$    
     Approximate Subtotal Facility Costs (Table D) 294,011,801.16$
Less: HPB Contribution (Willow)
     Improvement Cost (Table D) 15,039,835.00$    
     Soft Cost (Table D) 3,665,593.00$     
Less: SAFETEA-LU Funds/DEMO (Heritage)
    Soft Costs (Table D) 2,519,720.00$     
Approximate Total Grant Contribution 21,225,148.00$    
Approximate Subtotal Facility Costs (Table D) 272,786,653.16$
     Credits Due Developers (Table H) 15,304,432.00$    
     TDIF Program Admin 6,441,273.99$     
Total Program Costs 294,532,359.15$

Program Assets
     Credits Assigned to Developers for Current Projects (6,337,142.00)$    
     Funds Appropriated to Current Projects (7,486,447.00)$    
     Revenue Adjustment (Table K) (25,928,277.25)$   
Total Program Assets (39,751,866.25)$   

Future Program Cost 254,780,492.90$

Future EDU's 19,545.00$          

Program Cost per EDU 13,035.58$          

Proposed Rate per EDU 13,035.00$          

T A B L E   G
P R O G R A M   F U N D I N G   S U M M A R Y
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T A B L E   H 
C O M B I N E D   F U N D   B A L A N C E   C A L C U L A T I O N 

 Transportation DIF  
 Fund 591  

Fund Assets*+  $                            24,473,314.00  
Interest Receivable  $                              1,538,702.24  
Total Assets  $                            26,012,016.24  

Liabilities 
Contract Retention Payable  $                                 (21,306.99) 
Total Liabilities  $                                 (21,306.99) 

Budgeted Expenditures 
     CIP  $                             (2,356,310.00) 
     Other Expenses  $                                (682,448.00) 
Total Expenditures  $                             (3,038,758.00) 

Available Fund Balance  $                            22,951,951.25  

*As of October 1, 2013 

+Available Fund Balance reflects $10,500,000 loan from TDIF fund to 
PFDIF.   

T A B L E   I 
P R O G R A M   R E V E N U E   A D J U S T M E N T 

 Balance  
Combined Fund Balance (Table J)  $ 22,951,951.25  

Future Revenue Adjustments 
     Deferred Permit Fees  $  2,976,326.00  
Total Future Revenue  $  2,976,326.00   $ 25,928,277.25  

Program Revenue Adjustment  $ 25,928,277.25  
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3. RATE BY LAND USE SUMMARY

Applied to the EDU rates shown in Table C, the proposed fee per land use is shown in Table J
below: 

13,035.00$

Land Use Classification
Residential (LOW) 1.0 EDU/DU 13,035.00$   per DU
Residential (MED) 0.8 EDU/DU 10,428.00$   per DU
Residential (HIGH) 0.6 EDU/DU 7,821.00$     per DU
Senior Housing 0.4 EDU/DU 5,214.00$     per DU
Residential Mixed Use** 0.4 EDU/DU 5,214.00$     per DU
Commercial Mixed Use** 16.0 EDU/20,000 Sq ft 208,560.00$ per 20,000 Sq ft
General Commercial (Acre) 16.0 EDU/Acre 208,560.00$ per Acre
Regional Commercial (Acre) > 800,000 sq ft 11.0 EDU/Acre 143,385.00$ per Acre
High Rise Commercial (Acre) 28.0 EDU/Acre 364,980.00$ per Acre
Office (Acre) 9.0 EDU/Acre 117,315.00$ per Acre
Industrial (Acre) 9.0 EDU/Acre 117,315.00$ per Acre
Regional Technology Park (Acre) 8.0 EDU/Acre 104,280.00$ per Acre
18-Hole Golf Course 70.0 EDU/Course 912,450.00$ per Course
Medical Center 65.0 EDU/Acre 847,275.00$ per Acre

*Based on gross acreage

0-6 dwelling units per acre*

T A B L E   J
P R O P O S E D   T D I F   F E E   P E R   L A N D   U S E   C L A S S I F I C A T I O N

Proposed TDIF Fee per EDU:     

EDU's TDIF Rate

< five (5) stories in height

**Project is considered commercial mixed use only if qualifying residential mixed use is located on second floor, or
higher, above commercial project.

6.1-18 dwelling units per acre*
>18.1 dwelling units per acre*

>18 dwelling units per acre*

< five (5) stories in height

> five (5) stories in height
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Section 7 
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Transportat ion Faci l i ty  Maps
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Appendix “A”

Tr a ns p or t a t i o n  Fa c i l i t y  
C o s t  E s t im at e  d e t a i l s
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AM Peak Hour Field Review





ATTACHMENT

AM PEAK HOUR FIELD REVIEW

I 805 NB RAMPS / MAIN STREET

I 805 NB RAMPS / OLYMPIC PARKWAY

The following are screen capture of the field review video for the I 805 NB Ramps / Main Street and

I 805 NB Ramps / Olympic Parkway intersection, including the On Ramp condition.



INTERSECTION: MAIN STREET / I 805 NB RAMP

TIME: 7:35 AM

Main Street looking East @ I 805 NB Ramps

WB Right turn onto
I 805 NB Ramps: no
significant queue

I 805 NB Ramps @ Main Street



As shown in the images above, the I 805 NB Ramps / Main Street interchange is currently not
experiencing any significant delay or queuing.

Main Street looking East @ I 805 NB Ramps



INTERSECTION: OLYMPIC PARKWAY / I 805 NB RAMPS

TIME: 7:44 AM

As shown in the images above, the I 805 NB Ramps / Olympic Parkway interchange is currently not
experiencing any significant delay or queuing.

I 805 NB Ramps @ Olympic Parkway

Olympic Parkway looking east @ I 805 NB Ramp

WB Right turn onto
I 805 NB Ramps: no
significant queue
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2014
ANNUAL RESIDENTIAL GROWTH 

FORECAST
Years 2014 Through 2019 

September , 2014 



Bella Lago – Bella Lago LLC owns the final 52 lots of this 140-unit, single-family development and 
expects to contract other builders to develop 32 of them over the next five years, starting with 8 in 
2016. 

As of September 2014, the remaining capacity for residential units that could be permitted in 
eastern Chula Vista is approximately 22,072, based on the city’s current General Plan amendments. 
If 10,827 units were permitted over the next five-year forecasted period, approximately 11,245 
units would remain.  Assuming that continued rate of growth, the capacity could potentially be built 
out around 2030, although changes in actual growth rates and/or future revisions to plans will 
affect that timing. 

Western Chula Vista 

Western Chula Vista has not shown significant increases in housing since the city’s growth 
management program began in the late 1980’s.  Several developments projected for 2014 did not 
materialize, with the exception of “Lofts on Landis”, a 33-unit multi-family project currently under 
construction at 240 Landis Avenue.    

Both “Urbana”, a 266-unit multi-family project at H Street between Third and Fourth Avenues, and 
“The Colony” at 435 Third Avenue (162 units) have been pushed back to 2016.  At the Bayfront, the 
first 186 of 1,500 multi-family units are projected for 2016, also. 

Three other large multi-family projects are projected for 2015, including “Creekside Point” at 944 
Third Avenue (119 units), “El Dorado Ridge” on Brandywine Avenue (104 units), and Stone Creek 
Casitas at 3875 Main Street (97 units).  Two smaller multi-family projects are also projected for 
2015, including Bahia Vista Townhomes at 778 Ada Street (21 units) and a 17-unit development at 
354 Moss Street. 

In terms of single-family development, the 16-unit project at 35 Tamarindo Way has been pushed 
from 2014 and 2015, and a 6-unit project at 386 Date Street is projected for 2015, also. 

Residential Construction History 

Several market cycles, including recessions, have contributed to a broad range in the number of 
building permits issued each decade since 1980, as indicated below:  

DECADE AVERAGE NUMBER OF BUILDING PERMITS 
 ISSUED PER YEAR 

1980-1989 330 
1990-1999 693 
2000-2009 2,094 
2010-2014    697* 

*Through September 17, 2014



Re
si

d
en

ti
al

 B
u

ild
in

g
 P

er
m

it
s 

St
at

is
ti

cs

Is
su

ed
 a

n
d

 F
o

re
ca

st
 1

99
9 

- 2
01

9

L:
\G

ab
e 

Fi
le

s\
G

M
O

C
\2

01
4\

C
V

 R
es

 D
ev

el
o

p
 F

o
rc

as
t 

Fi
g

u
re

s.
p

d
f.9

.2
3.

14

N
u

m
b

er
 

o
f U

n
it

s

A
ct

ua
l

Fo
re

ca
st

Ea
st

er
n 

C
hu

la
 V

ist
a

W
es

te
rn

 C
hu

la
 V

ist
a

Th
ro

ug
h S

ep
tem

be
r 1

7, 
20

14

0

50
0

10
00

15
00

20
00

25
00

30
00

35
00

40
00

2,
50

52,
61

83,
52

5 2,
25

03,
14

33,
30

0

57
6

32
5

27
5

50
0

82
9

1,
59

2

1,
83

7

2,
09

1
2,

29
0

41
1

61
4

8
8

8

1,
65

4 1,
18

0

72
8

79
8

1,
95

0

63
1





ATTACHMENT J
TO COMMENT LETTER N

SR-125 ADTs





by
se

gm
en

t
(B

ot
h

Di
re

ct
io

n)

20
10

hw
yc

o v
20

10
hw

yc
ov

90
12

11
,4

53
13

,8
39

10
25

7
13

,3
29

15
,8

53
1,

87
6

2,
01

4

33
58

4
1,

12
6

1,
49

7
33

58
3

1,
38

4
1,

73
3

25
8

23
6

M
t.

M
ig

ue
lR

an
ch

Ro
ad

M
t.

M
ig

ue
lR

an
ch

Ro
ad

M
t.

M
ig

ue
lR

an
ch

Ro
ad

M
t.

M
ig

ue
lR

an
ch

Ro
ad

M
t.

M
ig

ue
lR

an
ch

Ro
ad

M
t.

M
ig

ue
lR

an
ch

Ro
ad

30
78

2
10

,3
27

12
,3

42
10

25
5

11
,9

45
14

,1
2 0

1,
61

8
1,

77
8

27
62

1
2,

45
8

2,
66

0
91

33
an

d
25

51
2,

98
0

3,
18

0
52

2
52

0

Ea
st

H
St

re
et

Ea
st

H
St

re
et

Ea
st

H
St

re
et

Ea
st

H
St

re
et

Ea
st

H
St

re
et

Ea
st

H
St

re
et

91
40

an
d

91
4 1

85
4

76
9

91
35

1,
04

5
95

6
19

1
18

7

91
42

8,
72

3
10

,4
51

91
43

10
,0

10
11

,8
96

1,
28

7
1,

44
5

36
90

3,
27

2
4,

09
4

35
91

an
d

41
03

3,
91

9
4,

71
6

64
7

62
2

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

Te
le

gr
ap

h
Ca

ny
on

Ro
ad

36
94

an
d

37
03

75
4

76
3

36
17

91
3

91
4

15
9

15
1

95
16

6,
20

5
7,

12
0

95
19

7,
00

4
8,

09
4

79
9

97
4

27
65

2
2,

18
1

2,
98

8
10

24
0

an
d

10
24

7
2,

68
7

3,
61

5
50

6
62

7

O
ly

m
pi

c
Pa

rk
w

ay
O

ly
m

pi
c

Pa
rk

w
ay

O
ly

m
pi

c
Pa

rk
w

ay
O

ly
m

pi
c

Pa
rk

w
ay

O
ly

m
pi

c
Pa

rk
w

ay
O

ly
m

pi
c

Pa
rk

w
ay

95
20

an
d

95
1 4

75
2

64
4

27
65

4
84

1
73

8
89

94

95
10

4,
77

6
4,

77
6

95
09

5,
15

8
5,

21
7

38
2

44
1

31
01

1
1,

39
6

1,
42

6
27

65
6

an
d

27
65

5
1,

81
5

1,
88

0
41

9
45

4

Bi
rc

h
Pa

rk
w

ay
Bi

rc
h

Pa
rk

w
ay

Bi
rc

h
Pa

rk
w

ay
Bi

rc
h

Pa
rk

w
ay

Bi
rc

h
Pa

rk
w

ay
Bi

rc
h

Pa
rk

w
ay

94
97

an
d

94
96

44
0

59
3

94
82

54
8

69
9

10
8

10
6

94
88

3,
82

0
3,

94
3

94
83

3,
89

1
4,

03
6

71
93

17
73

82
3

16
4

In
fo

rm
at

io
n

no
ta

va
ila

bl
e

Be
fo

re
To

ll
Re

du
ct

io
n

Af
te

rT
ol

lR
ed

uc
tio

n
SR

12
5

Av
er

ag
e

W
ee

kd
ay

Tr
af

fic
(M

ay
20

12
)

SR
12

5
Av

er
ag

e
W

ee
kd

ay
Tr

af
fic

(O
ct

ob
er

18
N

ov
em

be
r1

8,
20

12
)

Ch
an

ge
(M

ay
to

O
ct

ob
er

20
12

)

21
38

27
32





ATTACHMENT K
TO COMMENT LETTER N

Guidelines for Traffic Impact Studies
in the City of Chula Vista 





ATTACHMENT K

GUIDELINES FOR TRAFFIC IMPACT STUDIES IN THE CITY OF CHULA VISTA



GUIDELINES FOR TRAFFIC IMPACT STUDIES 
IN THE CITY OF CHULA VISTA 

I. INTRODUCTION

A. Background

In May 2000 the City of Chula Vista initiated an effort to establish written guidelines for 
identification of project traffic impacts in Environmental Impact Report documents.  BRW 
was hired to review criteria currently being utilized by the City of San Diego and traffic impact 
study guidelines recommended by the San Diego Traffic Engineer’s Council (SANTEC) / 
Institute of Transportation Engineers (ITE).  The objective was to determine the applicability 
of these standards to developments and facilities within the City of Chula Vista, and develop a 
specific set of standards for the City of Chula Vista based on this review.  The City of San 
Diego and SANTEC/ITE standards were used to reevaluate several recently completed studies 
in the City of Chula Vista to determine potential changes in the identification of project 
impacts.  Results of this evaluation were communicated to the City of Chula Vista department 
heads and staff through a series of workshops.  Discussions, comments and recommendations 
precipitated from these workshops provided the foundation for this document. 

B. Purpose and Objectives 

This document provides written guidelines for determining the need and scope of traffic 
studies and identifying impacts.  Use of these guidelines will ensure uniformity in the 
preparation and review of traffic studies for developments within the City of Chula Vista.  
These new guidelines will also help determine the timeline for implementation of specific 
improvement strategies to address identified deficiencies. 

II. DETERMINING WHEN A STUDY IS NEEDED 

In conformance with requirements of the Congestion Management Program (CMP), an analysis of 
CMP freeways and arterials will be required for any project that generates 2,400 daily, or 200 peak 
hour trips (As detailed in the 1991 Congestion Management Program). 

For those developments that do not satisfy the requirements for a CMP analysis, a traffic study 
may be required based on direction provided by the City Engineer and the Environmental Review 
Coordinator.
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III. METHODOLOGY

A. Study Area Definition 

1. Volume Thresholds for Study of CMP Freeway Facilities 

All freeway segments are by definition included in the CMP network. All freeway 
mainline segments to which the proposed project will add 2400 total trips (Average Daily 
Trips ADT) or 150 or more peak hour trips in either direction must be analyzed. 

2. Volume Thresholds for Study of CMP Arterial Facilities 

All CMP arterial segments, including Regionally Significant Arterials (RSA) and other 
CMP arterial segments and intersections (including freeway on/off ramp intersections), to 
which the proposed project will add 800 or more total trips (ADT) or 50 or more peak hour 
trips in either direction must be analyzed. 

3. Volume Thresholds for Local Roadways and Intersections 

Traffic studies will be required to review those local and collector roadway facilities that 
are not included in the CMP network based on direction provided by the City Engineer. 

B. Analysis Scenarios 
Each of the study area freeway segments, roadway segments, and intersections shall be 
analyzed for the following scenarios: 

1. Existing Conditions 
2. Existing Conditions + Proposed Project 
3. Existing Conditions + Approved and Pending Projects + Proposed Project (Only for non-

master planned projects)
4. Horizon Years (Usually defined as five year incremental study years for project, i.e. 2005, 

2010, 2015, & 2020.  However, final determination on years to be studied may vary based 
on direction of the City Engineer.)

5. Regional Buildout Year + Proposed Project 

Additional scenarios may be required depending on the size and phasing of any proposed 
development.  For each analyzed scenario, peak hour analysis will include the AM and PM 
peaks. At the direction of the City Engineer, special studies of midday peak or other off-peak 
periods may be required. 

C. Growth Management Oversight Committee (GMOC) Near-Term Analysis 
Analysis of roadway segments under near-term conditions (Years 0-4) may be conducted 
using the methodology described in Chapter 11 (Arterial Streets) of the most recent version of 
the Highway Capacity Manual, which determines segment level of service based on speed, as 
detailed in paragraph IVA below. Classification of facilities and definition of segment lengths 
should be consistent with the City’s current Growth Management Traffic Monitoring Program. 
The Threshold Standard for these arterial analyses requires the maintenance of LOS ‘C’ or 
better as measured by average travel speeds except that LOS ‘D’ can occur for no more than 
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any two hours of the day. Thus, if LOS ‘D’ conditions are determined for any period of two 
(2) hours, additional analysis may be required along these high volume segments based on 
direction provided by the City Engineer. 

For planned arterial facilities that are not currently included in the current Traffic Monitoring 
Program, the definition of segment length and facility classification will be based on direction 
provided by the City Engineer. 

IV. SIGNIFICANCE CRITERIA 
Project impacts will be defined as either project specific impacts or cumulative impacts. Project 
specific impacts are those impacts for which the addition of project trips result in an identifiable 
degradation in level of service on freeway segments, roadway segments, or intersections, 
triggering the need for specific project-related improvement strategies.  Cumulative impacts are 
those in which the project trips contribute to a poor level of service, at a nominal level.   

Study horizon year as used herein is intended to describe a future period of time in the traffic 
studies, which corresponds to Sandag’s traffic model years, and are meant to synchronize study 
impacts to be in line with typical study years of 2005, 2010, 2015 and 2020. 

Criteria for determining whether the project results in either project specific or cumulative impacts 
on freeway segments, roadway segments, or intersections are as follows; 

A. Short-term (Study Horizon Year 0 to 4) 
For purposes of the short-term analysis roadway sections may be defined as either links or 
segments.  A link is typically that section of roadway between two adjacent Circulation 
Element intersections and a segment is defined as that combination of contiguous links used in 
the Growth Management Plan Traffic Monitoring Program. Analysis of roadway links under 
short-term conditions may require a more detailed analysis using the Growth Management 
Oversight Committee (GMOC) methodology if the typical planning analysis using volume to 
capacity ratios on an individual link indicates a potential impact to that link.  The GMOC 
analysis uses the Highway Capacity Manual (HCM) methodology of average travel speed 
based on actual measurements on the segments as listed in the Growth Management Plan 
Traffic Monitoring Program. 

1. Intersections 
a. Project specific impact if both the following criteria are met: 

i. Level of service is LOS E or LOS F. 
ii. Project trips comprise 5% or more of entering volume. 

b. Cumulative impact if only (i) above is met. 

2. Street Links/Segments 
If the planning analysis using the volume to capacity ratio indicates LOS C or better, there 
is no impact.  If the planning analysis indicates LOS D, E or F, the GMOC method should 
be utilized. The following criteria would then be utilized. 

a. Project specific impact if all the following criteria are met: 



Guidelines for Traffic Impact Studies  February 13, 2001 

4

i. Level of service is LOS D for more than 2 hours or LOS E/F for 1 hour 
ii. Project trips comprise 5% or more of segment volume. 
iii. Project adds greater than 800 ADT to the segment. 

b. Cumulative impact if only (i) above is met. 

3. Freeways

a. Project specific impact if both the following criteria are met: 

i. Freeway segment LOS is LOS E or LOS F 
ii. Project comprises 5% or more of the total forecasted ADT on that freeway 

segment. 

b. Cumulative impact if only (i) above is met. 

B. Long-term (Study Horizon Year 5 and later)

1. Intersections

a. Project specific impact if both the following criteria are met: 

i. Level of service is LOS E or LOS F. 
ii. Project trips comprise 5% or more of entering volume. 

b. Cumulative impact if only (i) above is met. 

2. Street Segments 

Use the planning analysis using the volume to capacity ratio methodology only.  The 
GMOC analysis methodology is not applicable beyond a four-year horizon. 

a. Project specific impact if all three of the following criteria are met: 

i. Level of service is LOS D, LOS E, or LOS F. 
ii. Project trips comprise 5% or more of total segment volume. 
iii. Project adds greater than 800 ADT to the segment. 

b. Cumulative impact if only(i) above is met. However, if the intersections along a LOS 
D or LOS E segment all operate at LOS D or better, the segment impact is considered 
not significant since intersection analysis is more indicative of actual roadway system 
operations than street segment analysis. If segment Level of Service is LOS F, impact 
is significant regardless of intersection LOS. 

c. Notwithstanding the foregoing, if the impact identified in paragraph a. above occurs at 
study horizon year 10 or later, and is offsite and not adjacent to the project, the impact 
is considered cumulative.  Study year 10 may be that typical SANDAG model year 
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which is between 8 and 13 years in the future.  In this case of a traffic study being 
performed in the period of 2000 to 2002, because the typical model will only evaluate 
traffic at years divisible by 5 (i.e. 2005, 2010, 2015 and 2020) study horizon year 10 
would correspond to the Sandag model for year 2010 and would be 8 years in the 
future.  If the model year is less than 7 years in the future, study horizon year 10 would 
be 13 years in the future. 

d. In the event a direct identified project specific impact in paragraph a. above occurs at 
study horizon year 5 or earlier and the impact is offsite and not adjacent to this project, 
but the property immediately adjacent to the identified project specific impact is also 
proposed to be developed in approximately the same time frame, an additional analysis 
may be required to determine whether or not the identified project specific impact 
would still occur if the development of the adjacent property does not take place.  If the 
additional analysis concludes that the identified project specific impact is no longer a  
direct impact, then the impact shall be considered cumulative. 

3. Freeways

a. Project specific impact if both the following criteria are met: 

i. Freeway segment LOS is LOS E or LOS F 
ii. Project comprises 5% or more of the total forecasted ADT on that freeway 

segment. 

b. Cumulative impact if only (i) above is met.  

H:\HOME\ENGINEER\LANDDEV\SANDAGMODELING\sigCRITERIAdraft2-12cls.doc
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239 Laurel Street, Suite 203 San Diego, CA 92101 619 318 4664
www.ChenRyanMobility.com

MEMORANDUM

TO: Mr. Sean Kilkenny

FROM: Monique Chen, PE
Phuong Nguyen, PE

DATE: October 10, 2014

RE: La Media Road / Main Street Couplet (Year 2020) Analysis

This memorandum provides an analysis of the La Media Road / Main Street couplet in Year 2020
conditions for the University Villages project using the same assumptions that were used by the Villages
8 West TIA. The Village 8 West TIA’s assumption of the La Media Road / Main Street couplet in Year
2020 is different than those assumed in the University Villages TIA. The La Media Road / Main Street
couplet is within the Village 8 West project area, and was proposed by the project applicant as part of
the Village 8 West Town Center. The Village 8 West TIA was “DRAFT” while the University Villages TIA
was being prepared and not available for review. Therefore, without knowing what the Village 8 West
study assumed from a network perspective in the La Media Road / Main Street area, the University
Villages TIA assumed the couplet configuration based on the available information from the General
Plan Circulation Element Map. This is consistent with the City’s preference to assume full construction of
a facility rather than partial improvements. However, this assumption was overly conservative as the
University Villages project does not generate the demand for, or result in impacts which require
mitigation that would be required to construct the entire couplet by the Year 2020. Therefore, the
following additional analysis was conducted to determine if the couplet assumption by the Village 8
West TIA, when analyzed using the traffic volume in the University Villages TIA, would result in
additional or different impacts.

The analysis for the La Media Road/Main Street area has been re evaluated using the same geometric
configuration as those shown on Exhibit 5C of the Village 8 West TIA. Figure 1 displays the assumed
intersection configuration, project trip distribution, and peak hour traffic volumes used in this analysis. It
should be noted that the Village 8 West TIA assumed that the intersection of La Media Road (SB) / Main
Street (WB) would be constructed as a three way signalized intersection. However, in order to
demonstrate the need for a facility (including intersection control), before it is included in the interim
years roadway network, the intersection of La Media Road (SB) / Main Street (WB) was analyzed as a
three way stop controlled intersection.

FIGURE 1 
LA MEDIA ROAD (SB) / MAIN STREET (WB) 

INTERSECTION GEOMETRICS AND PEAK HOUR VOLUMES 
YEAR 2020 CONDITION 

Intersection Geometrics Project Trip Assignment Year 2020 Peak Hour Volumes 
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Source: Chen Ryan Associates, October 2014

Table 1 below provides the intersection delays and LOS for the La Media Road (SB) / Main Street (WB)
intersection under the Year 2020 conditions with the University Villages projected 2020 land uses. As
shown in the table, the intersection of La Media Road (SB) / Main Street (WB) would operate at
unacceptable LOS F during both the AM and PM peak hours. Since the percent of entering volume at
this intersection from the project is greater than 5% of the overall intersection volume (33.8% and 43.9%
during the AM and PM peak, respectively), the project would have a direct impact to the intersection of
La Media Road (SB) / Main Street (WB). Signalization would mitigate this traffic impact (consistent with
the mitigation assumption in the University Villages TIA). Mitigated intersection result is also shown in
Table 1. Intersection analysis worksheet are provided in Attachment 1.

INTERSECTION LEVEL OF SERVICE 
LA MEDIA ROAD (SB) / MAIN STREET (WB) 

YEAR 2020 CONDITIONS 

Intersection 

Before Mitigation After Mitigation 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Avg. Delay 
(Sec.) LOS Avg. Delay 

(sec.) LOS Avg. Delay 
(sec.) LOS Avg. Delay 

(sec.) LOS 

40. La Media Road (SB) / 
Main Street (WB)  61.3 F 67.3 F 28.4 C 28.8 C 

Source: Chen Ryan Associates, October 2014

As shown, the intersection of La Media Road / Main Street would operate at acceptable LOS C or better
under the mitigated conditions. This finding is consistent with the result shown in Chapter 7 of the
University Villages TIA that Year 2020 traffic impacts at La Media Road/Main Street can be mitigated
with intersection signalization. However, because the TIA used the conservative assumption that the
entire couplet would be constructed by 2020, the analysis in the University Villages TIA results in four
impacts (one at each intersection in the couplet) and four mitigation measures (to signalize each of the
intersections). Therefore, the University Villages project would not have any additional impacts outside
one of those already documented in the TIA and in fact would have three fewer impacts if analyzed
under the same assumptions as the Village 8 West TIA. No additional analysis is required.
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PEAK HOUR INTERSECTION ANALYSIS – YEAR 2020 SCENARIO

LA MEDIA ROAD / MAIN STREET



YEAR 2020 SCENARIO



HCM 2010 AWSC
40: La Media Rd (SB) & Main St (WB) 10/6/2014

2020 + Project AM 12:00 am 9/30/2012 2020 + Project AM Synchro 8 Report
Page 1

Intersection
Intersection Delay, s/veh 61.3
Intersection LOS F

Movement WBU WBL WBR NBU NBT NBR SBU SBL SBT
Vol, veh/h 0 50 806 0 485 100 0 362 529
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 53 848 0 511 105 0 381 557
Number of Lanes 0 1 1 0 1 1 0 1 1

Approach WB NB SB
Opposing Approach SB NB
Opposing Lanes 0 2 2
Conflicting Approach Left NB WB
Conflicting Lanes Left 2 0 2
Conflicting Approach Right SB WB
Conflicting Lanes Right 2 2 0
HCM Control Delay 64.2 60.3 59.3
HCM LOS F F F

         

Lane NBLn1 NBLn2 WBLn1 WBLn2 SBLn1 SBLn2
Vol Left, % 0% 0% 100% 0% 100% 0%
Vol Thru, % 100% 0% 0% 0% 0% 100%
Vol Right, % 0% 100% 0% 100% 0% 0%
Sign Control Stop Stop Stop Stop Stop Stop
Traffic Vol by Lane 485 100 50 806 362 529
LT Vol 485 0 0 0 0 529
Through Vol 0 100 0 806 0 0
RT Vol 0 0 50 0 362 0
Lane Flow Rate 511 105 53 848 381 557
Geometry Grp 7 7 7 7 7 7
Degree of Util (X) 1 0.21 0.123 1 0.865 1
Departure Headway (Hd) 7.873 7.174 8.428 7.229 8.176 7.676
Convergence, Y/N Yes Yes Yes Yes Yes Yes
Cap 459 500 424 501 446 473
Service Time 5.625 4.926 6.217 5.019 5.912 5.413
HCM Lane V/C Ratio 1.113 0.21 0.125 1.693 0.854 1.178
HCM Control Delay 70.3 11.8 12.4 67.4 44.7 69.3
HCM Lane LOS F B B F E F
HCM 95th-tile Q 13.1 0.8 0.4 13.6 8.8 13.2



HCM 2010 AWSC
40: La Media Rd (SB) & Main St (WB) 10/6/2014

2020 + Project PM 12:00 am 9/30/2012 2020 + Project PM Synchro 8 Report
Page 1

Intersection
Intersection Delay, s/veh 67.3
Intersection LOS F

Movement WBU WBL WBR NBU NBT NBR SBU SBL SBT
Vol, veh/h 0 50 540 0 550 60 0 568 980
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 53 568 0 579 63 0 598 1032
Number of Lanes 0 1 1 0 1 1 0 1 1

Approach WB NB SB
Opposing Approach SB NB
Opposing Lanes 0 2 2
Conflicting Approach Left NB WB
Conflicting Lanes Left 2 0 2
Conflicting Approach Right SB WB
Conflicting Lanes Right 2 2 0
HCM Control Delay 62.6 64.7 70.1
HCM LOS F F F

         

Lane NBLn1 NBLn2 WBLn1 WBLn2 SBLn1 SBLn2
Vol Left, % 0% 0% 100% 0% 100% 0%
Vol Thru, % 100% 0% 0% 0% 0% 100%
Vol Right, % 0% 100% 0% 100% 0% 0%
Sign Control Stop Stop Stop Stop Stop Stop
Traffic Vol by Lane 550 60 50 540 568 980
LT Vol 550 0 0 0 0 980
Through Vol 0 60 0 540 0 0
RT Vol 0 0 50 0 568 0
Lane Flow Rate 579 63 53 568 598 1032
Geometry Grp 7 7 7 7 7 7
Degree of Util (X) 1 0.127 0.124 1 1 1
Departure Headway (Hd) 7.965 7.266 8.455 7.256 8.177 7.678
Convergence, Y/N Yes Yes Yes Yes Yes Yes
Cap 457 496 425 500 448 485
Service Time 5.676 4.976 6.179 4.98 5.886 5.387
HCM Lane V/C Ratio 1.267 0.127 0.125 1.136 1.335 2.128
HCM Control Delay 70.6 11 12.4 67.2 71.6 69.2
HCM Lane LOS F B B F F F
HCM 95th-tile Q 13 0.4 0.4 13.6 12.8 13.3



YEAR 2020 (MITIGATED) SCENARIO



HCM 2010 Signalized Intersection Summary
40: La Media Rd (SB) & Main St (WB) 10/6/2014

2020 + Project AM mit 12:00 am 9/30/2012 2020 + Project AM Synchro 8 Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 50 806 485 100 362 529
Number 5 12 4 14 3 8
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863
Adj Flow Rate, veh/h 53 374 511 105 381 557
Adj No. of Lanes 1 1 1 1 1 1
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 477 425 568 483 426 1131
Arrive On Green 0.27 0.27 0.30 0.30 0.24 0.61
Sat Flow, veh/h 1774 1583 1863 1583 1774 1863
Grp Volume(v), veh/h 53 374 511 105 381 557
Grp Sat Flow(s),veh/h/ln 1774 1583 1863 1583 1774 1863
Q Serve(g_s), s 1.4 14.6 16.9 3.2 13.4 10.8
Cycle Q Clear(g_c), s 1.4 14.6 16.9 3.2 13.4 10.8
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 477 425 568 483 426 1131
V/C Ratio(X) 0.11 0.88 0.90 0.22 0.89 0.49
Avail Cap(c_a), veh/h 606 541 579 492 441 1158
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 17.7 22.5 21.4 16.7 23.7 7.1
Incr Delay (d2), s/veh 0.1 12.9 16.9 0.2 19.9 0.3
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.7 7.9 11.3 1.4 8.9 5.5
LnGrp Delay(d),s/veh 17.8 35.4 38.3 16.9 43.6 7.4
LnGrp LOS B D D B D A
Approach Vol, veh/h 427 616 938
Approach Delay, s/veh 33.2 34.7 22.1
Approach LOS C C C

Timer 1 2 3 4 5 6 7 8
Assigned Phs 2 3 4 8
Phs Duration (G+Y+Rc), s 21.3 19.5 23.6 43.1
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 22.0 16.0 20.0 40.0
Max Q Clear Time (g_c+I1), s 16.6 15.4 18.9 12.8
Green Ext Time (p_c), s 0.7 0.1 0.7 7.4

Intersection Summary
HCM 2010 Ctrl Delay 28.4
HCM 2010 LOS C



HCM 2010 Signalized Intersection Summary
40: La Media Rd (SB) & Main St (WB) 10/6/2014

2020 + Project PM Mit 12:00 am 9/30/2012 2020 + Project PM Synchro 8 Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 50 540 550 60 568 980
Number 7 14 2 12 1 6
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863
Adj Flow Rate, veh/h 53 200 579 63 598 1032
Adj No. of Lanes 1 1 1 1 1 1
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 265 236 660 561 630 1409
Arrive On Green 0.15 0.15 0.35 0.35 0.35 0.76
Sat Flow, veh/h 1774 1583 1863 1583 1774 1863
Grp Volume(v), veh/h 53 200 579 63 598 1032
Grp Sat Flow(s),veh/h/ln 1774 1583 1863 1583 1774 1863
Q Serve(g_s), s 2.2 10.4 24.7 2.3 27.9 25.7
Cycle Q Clear(g_c), s 2.2 10.4 24.7 2.3 27.9 25.7
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 265 236 660 561 630 1409
V/C Ratio(X) 0.20 0.85 0.88 0.11 0.95 0.73
Avail Cap(c_a), veh/h 334 298 680 578 648 1448
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 31.7 35.2 25.7 18.4 26.7 5.6
Incr Delay (d2), s/veh 0.4 16.4 12.2 0.1 23.3 1.9
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.1 5.6 14.9 1.0 17.7 13.6
LnGrp Delay(d),s/veh 32.1 51.6 37.9 18.5 50.0 7.5
LnGrp LOS C D D B D A
Approach Vol, veh/h 253 642 1630
Approach Delay, s/veh 47.5 36.0 23.1
Approach LOS D D C

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 4 6
Phs Duration (G+Y+Rc), s 34.1 34.1 16.7 68.3
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 31.0 31.0 16.0 66.0
Max Q Clear Time (g_c+I1), s 29.9 26.7 12.4 27.7
Green Ext Time (p_c), s 0.3 3.4 0.3 16.1

Intersection Summary
HCM 2010 Ctrl Delay 28.8
HCM 2010 LOS C
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Village Ten Deferral Technical Memorandums 





November 6, 2014  

Ms. Ranie Hunter 
SSBT LCRE V, LLC
1392 East Palomar Street, Suite 202 
Chula Vista, CA 91913 

Subject: Environmental Summary of Deferral Plan for Otay Ranch Village 10 – 
Chula Vista, California 

Dear Ms. Hunter: 

Dudek has reviewed the Deferral Plan for Otay Ranch Village 10. The Village 10 Deferral Plan 
involves the following components compared to the proposed Village 10 Tentative Map and 
SPA Plan: 

The 9.3 acre Deferral Area is comprised of 6.4 acres of residential land uses, 0.7 acres of 
land designated for CPF land uses, 0.2 acres of internal circulation and 2.0 acres of 
manufactured open space. 

The single family neighborhoods south of Otay Valley Road identified on the proposed 
Village 10 land plan as a portion of neighborhoods R-8, R-13 and R-14 would be 
deferred.  This would decrease the overall Village 10 residential units by 67 single family 
units. 

The Deferral Plan includes a reconfigured R-13 residential neighborhood comprised of 
19 single family lots.

The 0.7 acre CPF-4 site designated on the Village Ten land plan would be deferred.  This 
would decrease the overall Village Ten CPF acreage from 4.0 acres to 3.3 acres.

The Deferral Plan Tentative Map, Site Utilization Plan, Zoning District Map, and Land Use 
Summary Table are included as Attachments 1 through 4 in this memorandum. In order to 
demonstrate that the Deferral Plan would not result in any new significant environmental impacts 
beyond those identified in the University Villages Draft EIR, technical memorandums were 
completed for each technical issue area analyzed in the Draft EIR (see Attachments 5 through 
10). Each of those memorandums found that the changes to the proposed project as a result of the 
Deferral Plan would not create any new impacts that had not been previously identified, and in 
many cases the Deferral Plan would slightly reduce impacts identified in the Draft EIR due to the 



Ranie Hunter 
Subject: Environmental Summary of Deferral Plan for Otay Ranch Village 10 – Chula Vista, 

California

reduction in residential units and associated reduction in vehicle trips. It should also be noted that 
the project, as amended by the Deferral Plan, would not result in any increase in the development 
footprint beyond what was previously analyzed.   

The environmental issue areas covered by the memorandums include:  

Transportation, Circulation, and 
Access
Air Quality
Noise
Cultural Resources
Paleontological Resources

Biological Resources 
Water Quality and Hydrology 
Geology and Soils 
Utilities
Global Climate Change

The remaining environmental issue areas not covered by the memorandums include:  

Land Use, Planning, and Zoning 
Land Form Alteration/Aesthetics
Agriculture and Forestry Resources
Public Services
Hazards and Risk of Upset 

Housing and Population 
Mineral Resources
Cumulative Impacts
Growth Inducement

The Deferral Plan would defer 67 residential units and 0.7 acres of CPF uses that were assumed 
in the Draft EIR analysis. Impacts to Land Use, Planning, and Zoning would remain unchanged 
from what was analyzed in the Draft EIR, as would impacts to Land Form Alteration/Aesthetics 
and Hazards. Because the Deferral Plan would not result in any increase in the development 
footprint beyond what was previously analyzed, physical impacts (Agriculture and Forestry 
Resources, Mineral Resources) would remain unchanged. Impacts related to Housing and 
Population and Growth Inducement would be slightly decreased under the Deferral Plan, and 
there would be slightly less demand for Public Services. Lastly, Cumulative Impacts would 
remain unchanged, as the revised project’s contribution to cumulative impacts for each issue area 
would be considered equivalent to the impacts identified in the Draft EIR. 

As such, the changes to the proposed project as a result of the Deferral Plan would not create any 
new impacts that had not been previously identified in the University Villages Draft EIR. 

2 November 2014



Ranie Hunter 
Subject: Environmental Summary of Deferral Plan for Otay Ranch Village 10 – Chula Vista, 

California

If you have any questions, please feel free to contact me at 760.479.4248, or 
bgrover@dudek.com.

Sincerely,

___________________________
Brian Grover 
Environmental Specialist/Project Manager  

Attachments:

1. Deferral Plan Tentative Map 
2. Deferral Plan Site Utilization Plan
3. Deferral Plan Zoning District Map 
4. Deferral Plan Land Use Summary Table 
5. Review of Deferral Plan for Otay Ranch Village 10 – Chula Vista, California (Dudek 

2014)
6. Review of Deferral Plan for Otay Ranch Village 10 – Chula Vista, California (Geocon 

2014)
7. Otay Ranch University 10 Deferral Plan Technical Memo: Grading, Storm Drain, Water 

Quality (Hunsaker and Associates 2014) 
8. University Villages Village 10 parcel at Otay Ranch: Deferral Plan Review (Brian F. 

Smith and Associates 2014) 
9. University Villages – Village 10 Deferral Plan Trip Generation Study (Chen Ryan 2014) 
10. Otay Ranch Village 10 Deferral Plan Sewer Flow Summary (Dexter Wilson 2014) 

3 November 2014











November 6, 2014  

Ms. Ranie Hunter 
SSBT LCRE V, LLC 
1392 East Palomar Street, Suite 202 
Chula Vista, CA 91913 

Subject: Review of Deferral Plan for Otay Ranch Village 10 – Chula Vista, 
California

Dear Ms. Hunter: 

Dudek has reviewed the Deferral Plan for Otay Ranch Village 10. The Village 10 Deferral Plan 
involves the following components compared to the proposed Village 10 Tentative Map and 
SPA Plan:  

The 9.3 acre Deferral Area is comprised of 6.4 acres of residential land uses, 0.7 acres of 
land designated for CPF land uses, 0.2 acres of internal circulation and 2.0 acres of 
manufactured open space. 

The single family neighborhoods south of Otay Valley Road identified on the proposed 
Village 10 land plan as a portion of neighborhoods R-8, R-13 and R-14 would be deferred.  
This would decrease the overall Village 10 residential units by 67 single family units. 

The Deferral Plan includes a reconfigured R-13 residential neighborhood comprised of 
19 single family lots. 

The 0.7 acre CPF-4 site designated on the Village Ten land plan would be deferred.  This 
would decrease the overall Village Ten CPF acreage from 4.0 acres to 3.3 acres. 

Dudek had previously completed technical analyses to assess the biological, fire, noise, air quality, 
and climate change impacts associated with the proposed University Villages project. The intent of 
this memo is to discuss how the Deferral Plan for Otay Ranch Village 10 would affect the findings 
of those technical analyses, thereby analyzing the Deferral Plan at the project level.  

Based on Dudek’s review, the Deferral Plan development area is completely within the area 
previously analyzed for the original Village 10 development. Therefore, the findings and 
recommendations contained within Dudek’s Biological Technical Report (July 2014) as well as 
Dudek’s Fire Protection Plans (July 2014) would remain unchanged under the Deferral Plan. 



Ranie Hunter 
Subject: Review of Deferral Plan for Otay Ranch Village 10 – Chula Vista, California

2 November 2014 

Additionally, the Deferral Plan would generate fewer vehicle trips (both daily and during the 
peak hours) than the Village 10 land uses analyzed in the University Villages Traffic Impact 
Analysis. As such, the land uses in the University Villages Traffic Impact Analysis represent a 
worst-case traffic scenario, and therefore impacts associated with noise, air quality, and climate 
change related to vehicular traffic would be slightly reduced from what was analyzed in Dudek’s 
Noise Assessment Technical Report (July 2014) and Dudek’s Air Quality and Global Climate 
Change Technical Report (May 2014). Other noise, air quality, and climate change impacts 
would remain unchanged from what was analyzed for the proposed project.  

If you have any questions regarding this update letter, please feel free to contact me at 
760.479.4248, or bgrover@dudek.com. 

Sincerely, 

___________________________
Brian Grover 
Environmental Specialist/Project Manager  

cc: Anita Hayworth, Dudek 
 Michael Huff, Dudek 
 Mike Greene, Dudek 
 David Deckman, Dudek 













November 5, 2014 

Ranie Hunter 
SSBT LCRE V, LLC 
1392 E. Palomar Street, Suite 202 
Chula Vista, California   91913 

RE:  University Villages Village 10 parcel at Otay Ranch: Deferral Plan Review. 

Dear Ranie: 

I have reviewed the Village 10 Deferral Plan with regards to the cultural and paleontological 
resources technical reports prepared by our firm in 2014.  These studies were submitted to the 
City and are referenced as: 

"Archaeological Evaluation of Cultural Resources at the Otay Ranch 
Villages Project, Village 3 North and a Portion of Village 4, Village 8 East, 
and Village 10, City of Chula Vista, California," by Brian F. Smith and Tracy 
A. Stropes, November 1, 2012; Revised May 1, 2013; Revised March 6, 
2014

"Paleontological Resource and Monitoring Assessment for Village 3 North 
and a Portion of Village 4, Village 8 East, and Village 10, City of Chula 
Vista, California," by George L. Kennedy, Ph.D. and Todd A. Wirths, 
California Professional Geologist No. 7588, October 29, 2012; Revised May 
1, 2013; Revised March 6, 2014 

After reviewing the Deferral Plan for Village 10 in comparison to the recorded cultural and 
paleontological resources noted in our reports, it is clear that the Deferral Plan will not constitute 
an increase or additional impacts to identified resources within the Village 10 project.  In fact, 
since the Deferral Plan represents a smaller project footprint than the Village 10 plan used for the 
cultural and paleontological resources studies, the BFSA Village 10 reports cover the total area 
represented by the Deferral Plan.  No additional archaeological or paleontological studies or 
analyses are necessary as the existing Village 10 BFSA studies cover 100% of the property 
encompassed by the Deferral Plan. 

If you have any questions or need further information, please contact me.

Sincerely,

Brian F. Smith 
BFS:ks



TO: Ms. Ranie Hunter, SSBT, LCRE V, LLC 

FROM: Monique Chen, PE, Chen Ryan Associates 
 Phuong Nguyen, PE, Chen Ryan Associates 

DATE: November 6, 2014 

RE: University Villages – Village 10 Deferral Plan Trip Generation Study 

This technical memorandum compares the change in impact between the proposed Village 10 project 
(“Project”) and the Village 10 Deferral Plan.  The Village 10 Deferral Plan defers approval of residential 
and CPF land uses within the southwestern portion of Village 10. The Applicant has prepared this land 
use plan that does not rely on the previously anticipated Land Exchange Agreement between the SSBT 
LCRE V, the City of Chula Vista and Otay Land Company.  The Village 10 Deferral Plan is evaluated at the 
Project level to provide an actionable item for the decision making body, should this become the 
preferred plan.   

The following differences exist between the two plans: 

• The 9.3 acre deferral area is comprised of 6.4 acres of residential land uses, 0.7 acres of land 
designated for CPF land uses, 0.2 acres of internal circulation, and 2.0 acres of manufactured 
open space. 

• The single family neighborhoods south of Otay Valley Road identified on the proposed Village 10 
land plan as a portion of neighborhoods R-8, R-13 and R-14 would be deferred.  This would 
decrease the overall Village 10 residential units by 67 single family units. 

• The 0.7 acre CPF-4 site designated on the Village 10 land plan would be deferred.  This would 
decrease the overall Village 10 CPF acreage from 4.0 acres to 3.3 acres. 

• The Deferral Plan includes a reconfigured R-13 residential neighborhood comprised of 19 single 
family lots. 

A trip generation comparison of the land use studied in the TIA and the Deferral Plan for Village 10 is 
provided in the Table 1.   

As shown in the table, the Village 10 Deferral Plan is anticipated to generate fewer number trips (both 
daily and during the peak hours) than the Village 10 land uses analyzed in the University Villages TIA.  
Since the land uses in the University Villages TIA represent a worst case scenario, it can be assumed that 
the Village 10 Deferral Plan would not result in any additional traffic impacts.  Therefore, no additional 
analysis should be required for this Plan. 



TABLE 1 
UNIVERSITY VILLAGES TRIP GENERATION COMPARISON 

VILLAGE 10 DEFERRAL PLAN VS. STUDIED IN TIA 

Land Use Quantity Trip Generation 
Rate

Total Trips 

Daily AM Peak Hour PM Peak Hour 

Village 10 Deferral Plan 

Single Family 628 DU 10 / DU 
(8% AM / 10% PM) 6,280 502 628 

Multi-Family 1,045 DU 8 / DU 
(8% AM / 10% PM) 8,360 669 836 

Total Residential 1,673 DU 
Community Purpose 

Facility (CPF) 3.4 AC 30 / Acre 
(5% AM / 8% PM) 102 5 8 

Elementary School 9.2 AC 90 / Acre 
(32% AM / 9% PM) 828 265 75 

Neighborhood Park 7.6 AC 5 / Acre 
(4% AM / 8% PM) 38 2 3 

Village 3 Alternative 
TM Total 15,608 1,443 1,550 

Village 10  - University Villages TIA 10/17/2014 

Single Family 691 DU 10 / DU 
(8% AM / 10% PM) 6,910 553 691 

Multi-Family 1,049 DU 8 / DU 
(8% AM / 10% PM) 8,392 691 839 

CPF 5.0 AC 30 / Acre 
(5% AM / 8% PM) 138 7 11 

Elementary School 8.9 AC 90 / Acre 
(32% AM / 9% PM) 801 256 72 

Neighborhood Park 7.1 AC 5 / Acre 
(4% AM / 8% PM) 36 1 3 

Village 3 TIA Total 16,277 1,488 1,616 

Net Change -669 -45 -66 

Source: SANDAG 2002 Not So Brief Guide of Vehicular Traffic Generation Rate, Chen Ryan Associates; November 2014

In addition, one alley and one residential street connection between Village 10 Street “A” (Santa Julliard) 
and Village 9 Street “B” is eliminated in the Deferral Plan, however, the TIA (as shown in Figure 12-3) did 
not assign any project traffic to either connection in order to analyze a worst case scenario for Village 10 
access points.  Therefore, the Deferral Plan would not affect project access or on-site circulation. 
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UNIVERSITY VILLAGES FINAL EIR 

University Villages Project Final Environmental Impact Report 7000
November 2014 RTC-175

ERRATA 

After completion and circulation of the Draft EIR, several typographical errors were identified 
and/or clarifications to the EIR text were necessary. Minor typographical errors were corrected in 
the text. Clarifications are identified below. All of the corrections have been reviewed, and none 
of them effect the impact analysis conclusions. The clarifications are summarized below. 
Modified text is indicated in underline and strikeout format as follows:  

Old Text  Revised Text 

Specifically, these changes to the EIR are limited to the following sections:  

Executive Summary (Chapter 1) – “Approval of Grading Plans” on page 1-7 has been deleted 
from the list of discretionary actions/approvals. This is not a required discretionary approval. 

Page 1-12 has been revised to state that the Nuisance Easement Alternative would remove result 
in fewer residential land uses within 1,000 feet from the active portion of the Otay Landfill.  

The following sentence has been removed from Page 1-12 because it no longer stands true: Per 
direction from the City staff, this alternative has been evaluated at the project level to provide an 
actionable item for the decision making body, should this become the preferred plan. 

Page 1-13 has been revised to state that the Nuisance Easement Alternative would not result in less 
development of residential units within the nuisance easement area of the Otay Landfill. This 
statement has been revised to be consistent with the analysis for the Nuisance Easement Alternative. 

Page 1-14 has been revised to include a more detailed description as to why the Nuisance 
Easement Alternative was designated the Environmentally Superior Alternative. As a result of 
the Amended and Restated Otay Landfill Agreement and inclusion of MM LU-4, both the 
proposed project (with implementation of mitigation measure MM LU-4 and compliance with 
the Agreement) and the Nuisance Easement Alternative restricted residential development within 
1,000 feet of the active portion of the Otay Landfill. The proposed project accomplished this 
through inclusion of MM LU-4; and the Nuisance Easement Alternative through a land use plan 
that did not include residential uses within the 1,000-foot setback. The result was two very 
similar development plans and land uses and, therefore, similar associated impacts. The inclusion 
of additional analysis does not result in new or significant impacts. 

Page 1-18 (MM LU-2), has been revised to delete “and in Village Ten.” Village Ten is not 
being mitigated by MM LU-2. Village Ten has its own project-specific mitigation measure 
and trigger, MM LU-3.  



UNIVERSITY VILLAGES FINAL EIR 

University Villages Project Final Environmental Impact Report 7000
November 2014 RTC-176

Page 1-19 (MM LU-4), has been revised to correct the parenthetical statement that General Plan 
Policy E 6.4, “will be” corrected. Since the Draft EIR went out for public review, the City has 
amended General Plan Policy E 6.4; therefore “will be” has been removed from the statement “as 
will be corrected.”

MM LU-4 on page I-19 has also been revised to state that the City shall deny any building 
permit application regarding any residential lot or parcel that does not comply with this 
mitigation measure.  

Page 1-21 MM AES-3 has been revised to state that the lighting plan and photometric analysis 
“demonstrate that evaluate the proposed height, location, and intensity of all exterior lighting 
complies for compliance with the City’s performance standards for light, and glare (Chula Vista 
Municipal Code, § 19.66.100).”

Page 1-21 MM AES-4 was revised to reduce the height of buildings that require a shadow 
analysis from four to three in response to comment N-15. MM AES-4 has also been revised to 
state that the lighting plan and photometric analysis “demonstrate that evaluate the proposed 
height, location, and intensity of all exterior lighting complies for compliance with the City’s 
performance standards for light, and glare (Chula Vista Municipal Code, § 19.66.100).”

Pages 1-22 (MM TCA-1) has been revised to state that the City’s determination regarding the 
adequacy of the circulation system shall be based on whether the quality of life threshold 
standards for traffic set for in the City of Chula Vista GMO (Chapter 19.09 of the Chula Vista 
Municipal Code) are met. This mitigation measure has further been revised to state that the 
City’s determination regarding the scope and timing of the alternative method shall be based on 
demonstrated compliance with the GMO traffic thresholds.  

Page 1-23 (MM TCA-3) caveat language has been revised based on response to comment N-3. 
The revised language has been added to clarify and make explicit the performance standard that 
will guide future decision making.  

MM TCA-3 on page 1-23 has been revised to state that the assumed roadway improvement on 
Heritage Road, south of Main Street, would be a 4-lane Major Road “with Raised Median.”

MM TCA-3 on page 1-23 has also been revised to state that “If the first final map containing the 
611th EDU is submitted for approval If the project equivalent dwelling unit limit of 611th EDU 
is exceeded prior to these improvements being constructed and open to traffic, then one of the 
following steps shall be taken, each to the satisfaction of the City Engineer…” This edit was 
made to reflect the TIA. 
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Page 1-27 (MM TCA-11) caveat language has been revised based on response to comment N-3. 
The revised language has been added to clarify and make explicit the performance standard that 
will guide future decision making.  

The Quarry Access Driveway was removed from TCA-11 on page 1-27. This improvement was 
originally identified as “Assumed Built by Others.” However, this interim improvement is not 
part of the TDIF and CIP; therefore, there is no funding source. Thus, it has now become a 
component to be constructed as part of the proposed project. This revision does not result in new 
or significant impacts.  

Page 1-28 (MM TCA-12) has been revised in the Final EIR to ensure that the “direct impact” in 
question, which results in the mitigation measure of constructing the Main Street Bridge, will 
never occur.  

MM TCA-14 on page 1-31 has been revised to state that Caltrans “can and should” work with 
the project Applicant to adjust the ramp meter as necessary. This is in response to comment J-4.  

MM TCA-16 on page 1-32, caveat language has been revised based on response to comment N-
3. The revised language has been added to clarify and make explicit the performance standard 
that will guide future decision making.  

MM TCA-16 on page 1-32 in the Draft EIR has been revised in the Final EIR to delete “Heritage 
Road / Energy Way (Int #64) is included as a signalized intersection” under the 2030 scenario of 
assumed roadway and intersection improvements. This improvement will occur as part of the 
project as access and frontage requirements. 

MM TCA-16 on page 1-32, regarding caveat (iv), has been revised to state that an alternative 
measure is selected by the City “that is demonstrated to ensure that the applicable GMO quality 
of life thresholds are met for traffic in accordance with the City of Chula Vista Growth 
Management Ordinance.” This revision clarifies that the Applicant would be required to 
demonstrate compliance with the GMO quality of life thresholds. 

On page 1-49, MM CUL-1, a sentence has been added regarding Native American monitoring. 
This revision was prompted by a comment letter received from the San Diego County 
Archaeological Society. 

Page 1-50, MM CUL-4, has been revised based on a comment letter received from the San Diego 
County Archaeological Society regarding the curation requirement. MM CUL-4 has been revised to 
clarify the curation requirement.  

Page 1-51, MM CUL-5, has been revised based on a comment received from the San Diego 
County Archaeological Society regarding temporary exhibits. The mitigation measure now 
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requires temporary exhibits to be loaned from the permanent curation facility and processed 
according to the permanent curation facilities procedures. 

On page 1-60 in Table 1-3, MM BIO-16 was moved from page 1-71. In the Draft EIR, MM 
BIO-16 was said to mitigate an impact due to conflicts with the provisions of an HCP, NCCP, 
or other approved conservation plan. However, this mitigation measure reduces impacts to 
special-status species. Therefore, this mitigation measure has been moved under the threshold 
for special-species to help mitigate potentially significant impacts as stated in Section 5.8. 

On page 1-62 to 1-65 in Table 1-3, MM BIO-17 and MM BIO-18 have been moved from page 1-
72. In the Draft EIR, MM BIO-17 and MM BIO-18 were said to mitigate an impact due to 
inconsistency with the General Plan biological resource policies. However, as stated in Section 
5.8, Biological Resources, these mitigation measures have been included in the Draft EIR to 
reduce impacts to special-status species. Therefore, this mitigation measure has been moved to 
mitigate the impact as stated in Section 5.8. 

On page 1-69 in Table 1-3, the row associated with potential impacts to the movement of wildlife has 
been moved to page 1-72 to improve upon the numerical flow of the mitigation measures. This 
threshold has also been revised to reference MM BIO-7 and MM BIO-16 through MM BIO-18. 
These mitigation measures were included in the Draft EIR to reduce impacts to the movement of 
wildlife. Therefore, reference to the identified mitigation measures has been included.  

On page 1-71, MM BIO-16 has been moved to page 1-60. In the Draft EIR, MM BIO-16 was said to 
mitigate conflicts with the provisions of an HCP, NCCP, or other approved conservation plan. 
However, this mitigation measure reduces impacts to special-status species. Therefore, this 
mitigation measure has been moved under the threshold for special-species to help mitigate 
potentially significant impacts as stated in Section 5.8. 

On page 1-72, MM BIO-17 and MM BIO-18 have been moved to page 1-62—to 1-65. In the 
Draft EIR, MM BIO-17 and MM BIO-18 were said to mitigate an impact due to 
inconsistency with the General Plan biological resource policies. However, as stated in 
Section 5.8, Biological Resources, these mitigation measures have been included in the Draft 
EIR to reduce impacts to special-status species. Therefore, this mitigation measure has been 
moved to mitigate the impact as stated in Section 5.8. 

On page 1-73, under Threshold C, the significance determination has been revised to state “less 
than significant impact” rather than “no impact.” All other thresholds related to consistency with 
General Plan and/or Otay Ranch GDP goals and policies concluded less than significant, with the 
exception of land use. Therefore, this change was made to be consistent with the rest of the EIR. 
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On page 1-76 in Table 1-3, MM HYD-6 and MM HYD-7 were said to mitigate significant 
impacts due to a violation of a water quality standard or waste discharge requirement. However, 
MM HYD-6 was included in the Draft EIR to mitigate impacts associated with erosion due to 
alteration of an existing drainage pattern. Therefore, this mitigation measure has been moved to 
further down on page 1-76, to address the threshold it mitigates. In addition, MM HYD-6 has 
been revised to add “as may be amended” after the Municipal Permit is identified in response to 
comment L-2.Additionally, “See MM HYD-1 and MM HYD-2 above” has been removed from 
page 1-76. MM HYD-7 was included in the Draft EIR to mitigate impacts associated with 
structures being placed within a 100-year flood hazard area. Therefore, this mitigation measure 
has been moved to page 1-78, to address the threshold it mitigates.  

On page 1-77 in Table 1-3 under the threshold regarding project-related contribution to polluted 
runoff, the mitigation column has been revised to reference MM HYD-1 through MM HYD-6 
instead of MM HYD-7. This was a typographical error in the Draft EIR. 

On page 1-77 in Table 1-3 under the threshold regarding the degradation of water quality, the 
mitigation column has been revised to reference MM HYD-1 through MM HYD-6 instead of 
MM HYD-7. This was a typographical error in the Draft EIR. 

On page 1-79 in Table 1-3 under the threshold regarding new or expanded stormwater drainage 
facilities, the mitigation column has been revised to reference MM HYD-1 and MM HYD-6 and 
“no additional mitigation required” has been removed. 

On page 1-96 in Table 1-3 under the threshold regarding the emission of potentially hazardous 
materials within one-quarter mile of a school, MM HAZ-2A and MM HAZ-2B have been deleted 
and reference to MM HAZ-1 has been added. MM HAZ-1 was been included in the Draft EIR to 
mitigate potential impacts due to emission of potentially hazardous materials.  

On page 1-96 in Table 1-3, under the threshold regarding potentially hazardous materials on site, 
the column “Result of Impact Analysis” has been revised. The Draft EIR stated that a less-than-
significant impact would occur because carcinogenic risks due to proximity to the landfill were 
below the SDAPCD threshold for sensitive receptors. However, as stated in Section 5.15, 
Hazards and Risk of Upset, the impact analysis for this threshold concluded potentially 
significant impacts could occur due to the potential presence of munitions and explosives of 
concern on the FUDS site in Village Ten. Therefore, this column has been revised to reference 
the correct impact analysis result. 

Also under the threshold regarding potentially hazardous materials on site, the mitigation column 
has been revised to include MM HAZ-2A and MM HAZ-2B, which were deleted from page 1-96 
to 1-98. As stated in the Draft EIR in Section 5.15, Hazards and Risk of Upset, these mitigation 
measures have been included to reduce potential impacts due to the potential presence of 
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munitions and explosives of concern on the Formerly Used Defense Site (FUDS) in Village Ten. 
Therefore, MM HAZ-2A and MM HAZ-2B have been included under the correct threshold. 
Additionally, “No Mitigation Required” was removed from page 1-98. 

Page 1-97 (MM HAZ-2B) has been revised to reflect “trail improvement plans” for the 
OVRP/Greenbelt Trail rather than “a grading permit,” and “or grading plans for” water quality 
basins has also been added.  

Page 1-108 in Table 1-4, Summary of Cumulative Impacts, under the environmental issue 
regarding sewer, the “Result of Impact Analysis” column has been revised. The Draft EIR 
Summary stated that the proposed project would result in a cumulatively significant impact. 
However, as stated in Chapter 6, Cumulative Impacts, the proposed project would not result in 
cumulative impacts. Therefore, the cumulative impact summary has been revised to reflect the 
analysis and significance determination found in Chapter 6. 

On page 1-111 in Table 1-5, Alternatives Impact Summary, the row which summarizes an 
alternative’s ability to meet the project objectives under the Nuisance Easement Alternative has 
been revised. In the Draft EIR, this table stated that the Nuisance Easement Alternative only 
partially met the project alternatives. However, as stated in Chapter 10, Alternatives, this 
alternative would meet all the project objectives. Therefore, this column has been revised to 
reflect the conclusions in the Alternatives Section. 

Table 1-5 on page 1-111 has been revised to reflect similar air quality impacts as the proposed 
project. This reflects what was identified in the analysis for the Nuisance Easement Alternative. 

Table 1-5 on page 1-111 has been revised to reflect significant and unavoidable impacts to 
cultural resources, since this was identified as a cumulatively considerable significant impact 
in the Draft EIR on page 6-25. 

Project Description (Chapter 4) – The footnote on page 4-55 has been revised to clarify that 
the off-site improvements, which are not identified in the list, are in fact included in the analysis 
in the EIR. This revision was made based on a comment received during public review of the 
Draft EIR (Comment N-11). 

“Approval of Grading Plans” on page 4-154 has been deleted from the list of discretionary 
actions/approvals. This is not a required discretionary approval. 

Land Use – In Section 5.1, Land Use pages 5.1-39, 5.1-48, 5.1-53 and 5.1-55, have been revised 
to correct the parenthetical statement that General Plan Policy E 6.4, “will be” corrected. Since 
the Draft EIR went out for public review, the City has amended General Plan Policy E 6.4; 
therefore, “will be” has been removed from the statement “as will be corrected.”
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Page 5.1-27 has been revised to reflect the correct date of the approved revised and restated Otay 
Landfill Agreement. The date has been changed to the correct date of approval, “August 12, 
2014” instead of “August 5, 2014.”

MM LU-4 on page 5.1-55 has been revised to state that the City shall deny any building 
permit application regarding any residential lot or parcel that does not comply with this 
mitigation measure.  

Landform Alteration/Aesthetics – Page 5.2-91 (MM AES-2 and MM AES-3 have been revised 
to state that the lighting plan and photometric analysis “demonstrate that evaluate the proposed 
height, location, and intensity of all exterior lighting complies for compliance with the City’s 
performance standards for light, and glare (Chula Vista Municipal Code, § 19.66.100).”

Page 5.2-92 (MM AES-4) has been revised to state that a shadow analysis must be performed 
prior to design review approval for any structure four three stories and above. This revision was 
made based on a comment received during public review of the Draft EIR (Comment N-15). 

Traffic – In response to comment J-3, page 5.3-8 has been revised to include the equation that 
was used to calculate the demand per hour per lane for the ramp meter analyses.  

Table 5.3-13 on page 5.3-28 has been revised to include a column for Peak Hour Volume in 
response to comment J-2.  

Page 5.3-45 has been revised to reflect “(LOS E D)” for the roadway segment on Heritage 
Road between Main Street and Avenida De Las Vistas. This was a typographical error in the 
Draft EIR. 

On page 5.3-52 under the Ramp Intersection Capacity Analysis subheading, I-805 SB 
Ramps/Main Street intersection has been added to the list of intersections that would operate at 
over capacity as identified in Table 5.3-20. This was a typographical error in the Draft EIR. This 
revision was made based on comment N-28. 

Table 5.3-21 on page 5.3-57 has been revised to include a column for Peak Hour Volume in 
response to comment J-2. “DVOL Demand1 (veh/hr per lane)” was added to the fourth column for 
clarification. 

Page 5.3-58 has been revised to include the six missing freeway/state highway segments that 
were identified in Table 5.3-40. This was a typographical error in the Draft EIR. 

Page 5.3-60 was revised to include “(Assumed Built by Year 2015)” to clarify when the roadway 
improvements to be constructed by others would be built. 
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Table 5.3-26 on page 5.3-76 has been updated to include two columns for Peak Hour Volume 
under both the With Project and Without Project scenarios. Also, the Demand Volume numbers 
under the Without Project scenario have been revised in response to comment J-2. 

Page 5.3-77 was revised to include the Quarry Access Driveway as a component to be 
constructed as part of the proposed project. It was originally identified on page 5.3-78 under 
“Assumed Built by Others,” where it has now been removed. This interim improvement is not 
part of the TDIF and CIP; therefore, there is no funding source. Thus, it becomes part of the 
proposed project. This revision does not result in new or significant impacts.  

Page 5.3-78 was revised to include “(Assumed Built by Year 2020)” to clarify when the roadway 
improvements to be constructed by others would be built. 

Page 5.3-79 has been revised to reflect “(LOS E F)” for the intersection on Heritage Road / Main 
Street. This was a typographical error in the Draft EIR. 

Table 5.3-27 on page 5.3-81 under Heritage Road/Main Street (all-way stop controlled) the delay 
times have been revised to be consistent with the TIA. 

Page 5.3-89 has been revised to identify over capacity conditions during the AM peak hour for 
both the I-805 SB Ramps/Olympic Parkway and I-805 SB Ramps/Main Street intersections. The 
intersection I-805 NB Ramps/Main Street has also been included as having over capacity 
impacts during the PM peak hour consistent with Table 5.3-30. 

Table 5.3-31 on page 5.3-96 has been updated to include two columns for Peak Hour Volume 
under both the With Project and Without Project scenarios. Also, the Demand Volume numbers 
under the Without Project scenario have been revised. This revision was based on response to 
comment J-2. 

Page 5.3-99 under the intersection for La Media Road/Olympic Parkway, the identified impact 
during PM peak hours has been deleted, because this section is calling out significant impacts, 
and this intersection does not have a significant impact during the PM peak hours. 

Page 5.3-109 under the subheading for Ramp Intersection Capacity Analysis has been 
revised to include “I-805 NB Ramps / Olympic Parkway – Over capacity during the AM and 
PM peak hour” consistent with Table 5.3-35. 

Table 5.3-36 on page 5.3-114 has been updated to include two columns for Peak Hour Volume under 
both the With Project and Without Project scenarios. Also, the Demand Volume numbers under the 
Without Project scenario have been revised. This was revised in response to comment J-2. 
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Page 5.3-115 has been revised to include “Heritage Road / Energy Way (Int#64) –
Signalized intersection” as an improvement to be constructed by the project as an access 
and frontage requirement. 

Page 5.3-116 has been revised to include “(Assumed Built by Year 2030)” to clarify when the 
roadway improvements to be constructed by others would be built. 

Page 5.3-116, the “Heritage Road / Energy Way (Int #64)” has been removed as a roadway 
improvement to be constructed by others.  

Table 5.3-37 AM and PM Peak Hour Average Delay and LOS columns have been revised to 
reflect the same delay and LOS identified in TIA Table 9.1 (Appendix M to the Draft EIR) for 
the intersections at SR-125 SB Ramps/Main Street and SR-125 NB Ramps/Main Street. This was 
a typographical error. 

Page 5.3-131 under the subheading for Ramp Intersection Capacity Analysis, an impact during 
“AM peak hour” was identified for the intersection I-805 SB Ramps/Main Street consistent with 
Table 5.3-41. 

Table 5.3-42 on page 5.3-136 has been updated to include two columns for Peak Hour Volume 
under both the With Project and Without Project scenarios. Also, the Demand Volume numbers, 
Excess Demand Volume numbers, Delay time, and Queue time have been revised under the 
Without Project scenario. This revision was based on response to comment J-2. 

Pages 5.3-162 to 5.3-164 MM TCA-1, has been revised to state that the City’s determination 
regarding the adequacy of the circulation system shall be based on whether the quality of life 
threshold standards for traffic set for in the City of Chula Vista GMO (Chapter 19.09 of the 
Chula Vista Municipal Code) are met. This mitigation measure has further been revised to state 
that the City’s determination regarding the scope and timing of the alternative method shall be 
based on demonstrated compliance with the GMO traffic thresholds.  

The reference to the University Villages TIA on page 163 has been revised to state, “June 
October 2014.”

MM TCA-3 on page 5.3-164 has also been revised to state that the assumed roadway 
improvement on Heritage Road, south of Main Street, would be a 4-lane Major Road “with 
Raised Median.”

Page 5.3-164, MM TCA-3, caveat language has been revised based on response to comment N-3. 
The revised language has been added to clarify and make explicit the performance standard that 
will guide future decision making.  
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MM TCA-3 on page 5.3-164 has also been revised to state that “If the first final map containing 
the 611th EDU is submitted for approval If the project equivalent dwelling unit limit of 611th 
EDU is exceeded prior to these improvements being constructed and open to traffic, then one of 
the following steps shall be taken, each to the satisfaction of the City Engineer…” This edit was 
made to reflect the TIA. 

MM TCA-3 on page 5.3-164 has also been revised to delete the reference to “and Village Eight 
East” under caveat (i). This change was made to be consistent with the TIA. 

MM TCA-11 on page 5.3-169, caveat language has been revised based on response to comment 
N-3. The revised language has been added to clarify and make explicit the performance standard 
that will guide future decision making.  

The Quarry Access Driveway was removed from TCA-11 on page 5.3-169. This improvement 
was originally identified as “Assumed Built by Others.” However, this interim improvement is 
not part of the TDIF and CIP; therefore, there is no funding source. Thus, it has now become a 
component to be constructed as part of the proposed project. This revision does not result in new 
or significant impacts.  

MM TCA-12 on page 5.3-170 to 5.3-171 in the Draft EIR has been revised in the Final EIR to ensure 
that the “direct impact” in question, will not occur. This change is in response to comment N-3.  

MM TCA-14 on page 5.3-176 was revised to state “Caltrans can and should” adjust the ramp 
meter at the I-805 northbound on ramp at Main Street such that the ramp meter reflects the 
additional vehicle traffic attributable to the project. This change was made in response to 
comment J-4. 

MM TCA-16 on page 5.3-178, caveat language has been revised based on response to comment 
N-3. The revised language has been added to clarify and make explicit the performance standard 
that will guide future decision making.  

MM TCA-16 on page 5.3-179 in the Draft EIR has been revised in the Final EIR to delete 
“Heritage Road / Energy Way (Int #64) is included as a signalized intersection” under the 2030 
scenario of assumed roadway and intersection improvements. This improvement will occur as 
part of the project as access and frontage requirements. 

MM TCA-16 on page 5.3-179, regarding caveat (iv), has been revised to state that an alternative 
measure is selected by the City “that is demonstrated to ensure that the applicable GMO quality 
of life thresholds are met for traffic in accordance with the City of Chula Vista Growth 
Management Ordinance.” This revision clarifies that the Applicant would be required to 
demonstrate compliance with the GMO quality of life thresholds. 
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The Quarry Access Driveway was removed from the mitigation column under the Year 2020 
scenario on Table 5.3-49 page 188. This improvement was originally identified as “Assumed 
Built by Others.” However, this interim improvement is not part of the TDIF and CIP; therefore, 
there is no funding source. Thus, it has now become a component to be constructed as part of the 
proposed project. This revision does not result in new or significant impacts.  

Table 5.3-56 on page 5.3-197 has been revised to include a row for the Community Park 
Driveway that is assumed to be built in Year 2025. 

Air Quality – In Section 5.4, Air Quality, page 5.4-21 and page 5.4-22 have been revised to 
correct the parenthetical statement that General Plan Policy E 6.4, “will be” corrected. Since the 
Draft EIR went out for public review, the City has amended General Plan Policy E 6.4; therefore, 
“will be” has been removed from the statement “as will be corrected.”

Cultural Resources – On page 5.6-21 MM CUL-1, a sentence has been added regarding Native 
American monitoring. This revision was prompted by a comment letter received from the San 
Diego County Archaeological Society. 

On page 5.6-22, MM CUL-4 has been revised based on a comment letter received from the San 
Diego County Archaeological Society regarding the curation requirement. MM CUL-4 has been 
revised to clarify the curation requirement.  

On page 5.6-22, MM CUL-5 has been revised based on a comment received from the San Diego 
County Archaeological Society regarding temporary exhibits. The mitigation measure now 
requires temporary exhibits to be loaned from the permanent curation facility and processed 
according to the permanent curation facilities procedures. 

Biological Resources – Pages 5.8-105, 5.8-111, 5.8-112, 5.8-115 and 5.8-117 have been revised 
to state Salt Creek “Sewer Easement,” rather than Salt Creek “Interceptor Road.”

Pages 5.8-67, 5.8-100, 5.8-106, 5.8-118, 5.8-129, and 5.8-133 have been revised to state “Otay 
Ranch Preserve” rather than “Salt Creek Preserve.”

Agricultural Resources – The conclusion for Threshold C on page 5.9-10 has been revised to 
state “less than significant impact” rather than “no impact.” All other thresholds related to 
consistency with General Plan and/or Otay Ranch GDP goals and policies concluded less than 
significant, with the exception of land use. Therefore, this change was made to be consistent with 
the rest of the EIR. 

Hydrology – Page 5.10-65, MM HYD-6 has been revised based on a comment from the County 
of San Diego to acknowledge that hydromodification permits may be amended. 
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Utilities – Page 5.13-1 has been revised to include reference to the Addendum that was 
prepared for the Overview of Water Service and is included as an appendix to the Final EIR.  

Page 5.13-18 has been revised based on the corrected land use acreages reflected in the 
Addendum to Appendix N, Water Report. Table 5.13-4 and Table 5.13-5 have been revised 
according to the Appendix N Addendum. These tables in the Draft EIR reflected 20.8 acres 
of industrial, when in fact it was 15.6, and these tables in the Draft EIR reflected 16.0 acres 
of commercial, when in fact it was 21.2 acres of commercial office. As noted in footnote (2) 
to Table 5.13-5, these acreages are net for industrial land uses, which differs from the gross 
acres identified in Table 4-1. This correction resulted in an increase of project potable water 
demand by 4,162 gallons per day (gpd). The total water supply identified in the WSAV in the 
Draft EIR was 2,137,232 gpd, and with the revisions to the Water Service Report, the total is 
only 2,125,638 gpd, which is 11,594 gdp less than what was identified in the WSAV. The 
corrected land use acreages do not cause any other technical reports to change. These 
changes were made to be consistent with the land use acreages reflected throughout the EIR 
and do not result in any new or significant impacts. 

Page 5.13-20 has been revised to reflect total potable water use of 2,381 acre-feet per year (af/yr) 
rather than 2,334 af/yr as identified in the Draft EIR. The change in potable water demand is due 
to the revised land use acreages for industrial and commercial land uses.  

Page 5.13-23 to page 5.13-26 has been revised based on the corrected land use acreages reflected 
in the Addendum to Appendix N, Water Report. The corrected section reflects water 
conservation savings, due to the use of recycled water and Water Conservation Plans (WCPs), of 
784,096 gpd or 874 af/yr, compared to Section 5.13.1.3 of the Draft EIR, which reflected a 
reduced demand for potable water by 783,557 gpd or 862 af/yr. This results in a net reduction of 
potable water usage of 539 gpd or 2 af/yr compared to what was identified in the Draft EIR. The 
corrected land use acreages do not cause any other technical reports to change. These 
changes were made to be consistent with the land use acreages reflected throughout the EIR 
(including Table 4-1 in this EIR) and do not result in any new or significant impacts. 

Page 5.13-29 has been revised to include reference to the Addendum that was prepared for 
the Overview of Sewer Service and is included as an appendix to the Final EIR.  

Table 5.13-6 and Table 5.13-7 have been corrected based on land use acreages reflected in the 
Addendum to Appendix N. The average recycled water demand in Village Three North increased 
by 431 gpd, and Village Eight East increased by 108 gpd. This results in increased water 
conservation savings of 784,096 gpd or 874 af/yr, compared to the Draft EIR, which reflected 
water conservation savings of 783,557 gpd or 862 af/yr. This results in a net reduction of potable 
water usage of 539 gpd or 2 af/yr compared to what was identified in the Draft EIR. The 
corrected land use acreages do not cause any other technical reports to change. These 
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changes were made to be consistent with the land use acreages reflected throughout the EIR 
(including Table 4-1 in this EIR) and do not result in any new or significant impacts. 

Page 5.13-34 has been revised based on the updated land use acreages reflected in the 
Addendum to Appendix O, Sewer Report. Table 5.13-9 has been revised according to the 
Addendum to Appendix O. This table in the Draft EIR reflected 33.8 gross acres of industrial, 
when in fact it was 28.6 net acres, and this table in the Draft EIR reflected 17.7 acres of 
commercial, when in fact it was 22.9 acres of commercial office. As noted in footnote (2) to 
Table 5.13-5, acreages are net for industrial land uses, which differs from the gross acres 
identified in Table 4-1.  Therefore, the projected sewage flow by land use changed. The 
project sewer flow increased by 1,250 gpd compared to what was reflected in Section 5.13.2.3 
of the Draft EIR. The corrected land use acreages do not cause any other technical reports to 
change. These changes were made to be consistent with the land use acreages reflected 
throughout the EIR (including Table 4-1 in this EIR) and do not result in any new or 
significant impacts. 

Hazards and Risk of Upset – Page 5.15-48 (MM HAZ-2B) has been revised to reflect “trail
improvement plans” for the OVRP/Greenbelt Trail rather than “a grading permit,” and “or 
grading plans for” water quality basins has also been added. 

Significant and Unavoidable – Section 8.1, page 8-3 has been revised to state “and cumulative”
impacts due to conflicts with air quality plans. This revision was based on the conclusions found 
in the Draft EIR.

Section 8.1, page 8-3 has been revised to include significant and unavoidable cumulative impacts 
to cultural resources, specifically archaeological resources. This revision was based on the 
conclusions found in the Draft EIR. 

Section 8.1, page 8-3 has also been revised to include “and cumulative” impacts to agricultural 
resources. This revision was based on the conclusions found in the Draft EIR. 

Section 8.1, page 8-3 has been revised to state “direct cumulative” impacts due to demand for 
wastewater capacity. This revision was based on the conclusions found in the Draft EIR. 

Section 8.1, page 8-3 has been revised to include “direct” impacts due to demand for energy. 
This revision was based on the conclusions found in the Draft EIR. 

Section 8.1, page 8-3 has been revised to state “direct cumulative” impacts to global climate 
change. This revision was based on the conclusions found in the Draft EIR. 

Alternatives – Page 10-44 and page 10-45 have been revised to state that the Reduced Density 
Alternative “does not meet the following project objectives” rather than “the proposed project 



UNIVERSITY VILLAGES FINAL EIR 

University Villages Project Final Environmental Impact Report 7000
November 2014 RTC-188

better meets.” This revision was made to be consistent with the other analyses for each 
alternative under the Relationship to Project Objectives Sections.  

The project objective regarding the establishment of a community park was removed from page 
10-45 because although the Reduced Density Alternative would not trigger the demand for the 
Village Eight East Community Park (P-2), it would still trigger the demand for other, smaller 
parks. This was an oversight in the Draft EIR and does not result in new or significant impacts. 

Page 10-45 has been revised to state that the Nuisance Easement Alternative would remove result in 
fewer residential land uses within “the nuisance easement area 1,000 feet from the active portion of 
the Otay Landfill.”

The following sentence has been removed from Page 10-45 because it no longer stands true: Per 
direction from the City staff, this alternative has been evaluated at the project level to provide an 
actionable item for the decision making body, should this become the preferred plan. 

Pages 10-47 has been revised to state that the Nuisance Easement Alternative would remove 
residential land uses within “1,000 feet of the active portion of the landfill, which the proposed 
project also doesn’t do through compliance with MM LU-4.” Rather than stating that the 
Nuisance Easement Alternative would remove residential land uses within “the 1,000-foot 
nuisance easement area.” This statement has been revised to be consistent with the analysis for 
the Nuisance Easement Alternative. 

Page 10-48 has been revised to state, “The Nuisance Easement Alternative would remove all 
residential land uses within the nuisance easement area 1,000 feet of the active portion of the 
landfill; however, the proposed project would also not place residential land uses within 1,000 
feet of the active portion of the landfill per MM LU-4. This statement has been revised to be 
consistent with the analysis for the Nuisance Easement Alternative. 

Page 10-51 under the traffic discussion for the Nuisance Easement Alternative, has been revised 
to conclude that impacts would be slightly reduced compared to the proposed project due to the 
slight reduction in vehicle trips (0.2%) compared to the proposed project. This does not result in 
new or significant impacts. 

Page 10-52 and 10-53 under the air quality analysis for the Nuisance Easement Alternative has 
been revised to state that as a result of MM LU-4, the proposed project would have the same 
impacts compared to the Nuisance Easement Alternative. However, due to a 0.2% reduction in 
vehicle trips, impacts to air quality would be slightly reduced. 

The conclusion under the Nuisance Easement Alternative on page 10-59 regarding parks, 
recreation, and open space was revised to state that the alternative would have the same impacts 
as the proposed project, rather than reduced impacts. This change was made because this 
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alternative would result in the same demand for park acreage as the proposed project. This does 
not result in new or significant impacts.  

Page 10-62 has been revised to state that the Nuisance Easement Alternative would designate 
less residential land uses within the nuisance easement of the Otay Landfill compared to the 
proposed project.  

The discussion under Section 10.4.3.1 Relationship to Project Objectives, on page 10-63 to page 
10-64, has been revised to include a more detailed description as to why the Nuisance Easement 
Alternative is designated the Environmentally Superior Alternative. The inclusion of additional 
analysis does not result in new or significant impacts. 

Table 10-10 on page 10-94 has been revised to reflect significant and unavoidable 
cumulative impacts to cultural resources, since this was identified as a cumulatively 
considerable significant impact in the Draft EIR on page 6-25. 

Table 10-10 on page 10-94 has been revised to reflect the similar land use impacts as a result 
of the Nuisance Easement Alternative compared to the proposed project. This revision was 
made to be consistent with the analysis provided therein. 

Table 10-10 on page 10-94 has been revised to reflect the reduced traffic impacts as a result 
of the Nuisance Easement Alternative compared to the proposed project. This revision was 
made to be consistent with the analysis provided on page 10-47.  

Page 10-97 in Table 10-11 has been revised to reflect the Reduced Density Alternative’s 
“Partial” consistency with the project objective regarding establishment of a community 
park, because although the Reduced Density Alternative would not trigger the demand for the 
Village Eight East Community Park (P-2), it would still trigger the demand for other, smaller 
parks. This was an oversight in the Draft EIR and does not result in new or significant impacts. 

Page 10-97 through 10-100 have been revised to include a more detailed description as to why 
the Nuisance Easement Alternative was designated the Environmentally Superior Alternative. As 
a result of the Amended and Restated Otay Landfill Agreement and inclusion of MM LU-4, both 
the proposed project (with implementation of mitigation measure MM LU-4 and compliance 
with the Agreement) and the Nuisance Easement Alternative restricted residential development 
within 1,000 feet of the active portion of the Otay Landfill. The proposed project accomplished 
this through inclusion of MM LU-4; and the Nuisance Easement Alternative through a land use 
plan that did not include residential uses within the 1,000-foot setback. The result was two very 
similar development plans and land uses and, therefore, similar associated impacts. The inclusion 
of additional analysis does not result in new or significant impacts. 
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Appendix B – Appendix B, Part II, pages B-8 through B-10 have been revised to include a 
consistency analysis on the Otay Ranch GDP Goal regarding diversification of the economic 
base within Otay Ranch. Additionally, industrial and business park objectives have been 
included along with a comparison analysis. These goals and objectives were inadvertently 
omitted from the Draft EIR. These consistency analyses were also discussed in Appendix B, Part 
I, in the Draft EIR under General Plan Policy LUT 79.1 and LUT 6.1. These revisions do not 
result in new or significant impacts. See revised Appendix B attached to Final EIR. 

Appendix F – Appendix F has been revised to reflect the updated mitigation measures MM CUL-1, 
MMCUL-4, and MM CUL-5. See above under Cultural Resources as to why these mitigation 
measures were revised. Also see the Addendum to Appendix F attached to the Final EIR. 

Appendix K – Appendix K has been revised based on a comment from the County of San Diego 
to acknowledge that hydromodification permits may be amended. Hydromodification criteria “as 
may be amended” has been added to the water quality reports for Village Three North and 
Portion of Village Four, Village Eight East, and Village Ten. This revision does not result in new 
or significant impacts. See Addendum to Appendix K attached to the Final EIR.  

Appendix M – Appendix M, Traffic Impact Analysis, has been revised based on comments 
received during public review of the Draft EIR. See revised Appendix M in this Final EIR.  

Appendix N – The Overview of Water Service Report has been revised to reflect the land use 
acreages identified in the Draft EIR (Addendum to Appendix N in the Final EIR). Appendix N 
in the Draft EIR reflected 33.8 gross acres of industrial, when in fact it was 27.6 gross acres. 
The 33.8 gross acres in the Draft EIR included 5.2 acres of office acreage (O-1), which has 
now been moved under the mixed use designation and is no longer reflected as part of the 
33.8 gross acres of industrial. This correction resulted in an increase of project potable water 
demand by 4,162 gpd. The total water supply identified in the WSAV in the Draft EIR was 
2,137,232 gpd, and with the revisions to the Water Service Report, the total is only 2,125,638 
gpd, which is 11,594 gdp less than what was identified in the WSAV. The corrected land use 
acreages do not cause any other technical reports to change. These changes were made to be 
consistent with the land use acreages reflected throughout the EIR (including Table 4-1 in 
this EIR) and do not result in any new or significant impacts. 

The average recycled water demand in Village Three North increased by 431 gpd, and Village 
Eight East increased by 108 gpd. This results in increased water conservation savings of 784,096 
gpd or 874 af/yr, compared to the Draft EIR, which reflected water conservation savings of 
783,557 gpd or 862 af/yr. This results in a net reduction of potable water usage of 539 gpd or 2 
af/yr compared to what was identified in the Draft EIR. The corrected land use acreages do not 
cause any other technical reports to change. These changes were made to be consistent with the 
land use acreages reflected throughout the EIR and do not result in any new or significant impacts. 
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Appendix O – The Overview of Sewer Service Report has been revised to reflect the land use 
acreages identified in the Draft EIR (Addendum to Appendix O in Final EIR). Appendix O in 
the Draft EIR reflected 33.8 gross acres of industrial, when in fact it was 27.6 gross acres. 
The 33.8 gross acres in the Draft EIR included 5.2 acres of office acreage (O-1), which has 
now been moved under the mixed use designation and is no longer reflected as part of the 
33.8 gross acres of industrial. Therefore, the projected sewage flow by land use changed. The 
project sewer flow increased by 1,250 gpd compared to what was reflected in the Draft EIR. 
The corrected land use acreages do not cause any other technical reports to change. These 
changes were made to be consistent with the land use acreages reflected throughout the EIR 
(including Table 4-1 in this EIR) and do not result in any new or significant impacts. 

Appendix P – Appendix P has been revised based on a comment from the County of San Diego 
to acknowledge that hydromodification permits may be amended. Hydromodification criteria “as 
may be amended,” has been added to the water quality technical memo for the Village Three 
North Nuisance Easement Alternative. This revision does not result in new or significant 
impacts. See Addendum to Appendix P attached to the Final EIR.  

Recirculation Not Required. The City has independently reviewed and considered the comments, 
responses to comments, and revisions made to the Draft EIR since circulation for public review. 
In its review, the City took into account whether any of those comments, responses to comments, 
or changes or revisions to the Draft EIR give rise to significant new information, as defined 
under CEQA, requiring recirculation. Under CEQA, significant new information requiring 
recirculation includes a disclosure showing that: 

1. A new significant environmental impact would result from the project or from a new 
mitigation measure proposed to be implemented; 

2. A substantial increase in the severity of an environmental impact would result unless 
mitigation measures are adopted that reduce the impact to a level of insignificance; 

3. A feasible project alternative or mitigation measure considerably different from others 
previously analyzed would clearly lessen the significant environmental impacts of the 
project, but the project's proponents decline to adopt it; or, 

4. The draft EIR was so fundamentally and basically inadequate and conclusory in nature 
that meaningful public review and comment were precluded. (CEQA Guidelines, 
15088.5, subsection (a).) 

Recirculation is not required when the new information added to the EIR merely clarifies or 
amplifies or makes insignificant modifications in an adequate EIR. (CEQA Guidelines, 15088.5, 
subsection (b).) 
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In this case, the comments, responses to comments, and revisions to the Draft EIR do not 
evidence new significant environmental impacts that would result from the project or from a new 
mitigation measure proposed to be implemented. Additionally, there is no substantial increase in 
the severity of an environmental impact, nor is there a feasible alternative or feasible mitigation 
measure that would clearly lessen the significant environmental effects of the project that the 
project's proponents have declined to adopt. The Draft EIR is adequate in every respect and did 
not preclude meaningful public review and comment. Any new information that has been added 
to the EIR merely clarifies or amplifies or makes insignificant modifications in an adequate EIR.  

As such, based on the Draft EIR, comments and responses to comments, and revisions to the 
Draft EIR, the City finds that substantial evidence supports the determination that recirculation 
of the EIR is not required. 
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MITIGATION MONITORING AND REPORTING PROGRAM 

INTRODUCTION 

This mitigation monitoring and reporting program (MMRP) was prepared by the City of Chula 
Vista for the University Villages Project to comply with Public Resources Code Section 
21081.6(a)(1), which requires public agencies to adopt such programs to ensure effective 
implementation of mitigation measures. This monitoring program is dynamic in that it will 
undergo changes as additional mitigation measures are identified and additional conditions of 
approval are placed on the project throughout the project approval process. Pursuant to Public 
Resources Code Section 21081.6(a)(2), the City of Chula Vista designates the Director of 
Development Services and the City Clerk as the custodians of the documents or their material 
which constitute the record of proceedings upon which its decision is based. 

This monitoring program will serve a dual purpose of verifying completion of the 
mitigation identified in the Environmental Impact Report (EIR) and generating information 
on the effectiveness of the mitigation measures to guide future decisions. The program 
includes the following: 

Monitor qualifications 

Specific monitoring activities 

Reporting system 

Criteria for evaluating the success of the mitigation measures 

The project encompasses Village Three North and a Portion of Village Four, Village Eight East, 
and Village Ten. Implementation of the project requires Chula Vista General Plan Amendments 
(GPAs), Chula Vista Multiple Species Conservation Plan Boundary Adjustments (MSCPBAs), 
Otay Ranch General Development Plan Amendments (GDPAs), and Resource Management 
Plan Boundary Adjustments (RMPBAs). The project also proposes amendments to three 
approved SPA Plans; Otay Ranch Villages Two, Three, and a Portion of Village Four SPA 
Plan; Otay Ranch Village Seven SPA Plan; and the Otay Ranch Village Nine SPA Plan. 

Three SPA plans are proposed: (a) Otay Ranch Village Three North and a Portion of Village 
Four SPA Plan, (b) Otay Ranch Villages Eight East SPA Plan, and (c) Otay Ranch Village Ten 
SPA Plan. Three Tentative Maps (TMs) are also proposed: (a) Village Three North and a 
Portion of Village Four, (b) Village Eight East, and (c) Village Ten.  

The proposed project is described in the EIR text in Chapter 3, Project Description. The EIR, 
incorporated herein as referenced, addressed all environmental issues listed in Appendix G of the 
CEQA Guidelines. 
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Public Resources Code section 21081.6 requires monitoring of only those impacts identified as 
significant or potentially significant. The monitoring program does not address impacts for issues 
where no mitigation is available and therefore remain unmitigable. Additionally, Section 5.3, 
Transportation, Circulation, and Access, of the EIR identify potential mitigation measures that 
are considered infeasible for reasons identified in Section 5.3; these mitigation measures are not 
included in the MMRP. 

MITIGATION MONITORING TEAM 

The monitoring activities would be accomplished by individuals identified in the attached 
MMRP table. While specific qualifications should be determined by the City, the monitoring 
team should possess the following capabilities: 

Interpersonal, decision-making, and management skills with demonstrated experience in 
working under trying field circumstances; 

Knowledge of and appreciation for the general environmental attributes and special 
features found in the project area; 

Knowledge of the types of environmental impacts associated with construction of cost-
effective mitigation options; and 

Excellent communication skills. 

PROGRAM PROCEDURAL GUIDELINES 

Prior to any construction activities, meetings should take place between all the parties involved to 
initiate the monitoring program and establish the responsibility and authority of the participants. 
Mitigation measures that need to be defined in greater detail will be addressed prior to any project 
plan approvals in follow-up meetings designed to discuss specific monitoring effects. 

An effective reporting system must be established prior to any monitoring efforts. All parties 
involved must have a clear understanding of the mitigation measures as adopted and these 
mitigations must be distributed to the participants of the monitoring effort. Those that would 
have a complete list of all the mitigation measures adopted by the City of Chula Vista would 
include the City of Chula Vista and its Mitigation Monitor. The Mitigation Monitor would 
distribute to each Environmental Specialist and Environmental Monitor a specific list of 
mitigation measures that pertain to his or her monitoring tasks and the appropriate time frame 
that these mitigations are anticipated to be implemented. 

In addition to the list of mitigation measures, the monitors will have mitigation monitoring report 
(MMR) forms, with each mitigation measure written out on the top of the form. Below the stated 
mitigation measure, the form will have a series of questions addressing the effectiveness of the 
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mitigation measure. The monitors shall complete the MMR and file it with the Mitigation 
Monitor following the monitoring activity. The Mitigation Monitor will then include the 
conclusions of the MMR into an interim and final comprehensive construction report to be 
submitted to the City. This report will describe the major accomplishments of the monitoring 
program, summarize problems encountered in achieving the goals of the program, evaluate 
solutions developed to overcome problems, and provide a list of recommendations for future 
monitoring programs. In addition, and if appropriate, each Environmental Monitor or 
Environmental Specialist will be required to fill out and submit a daily log report to the 
Mitigation Monitor. The daily log report will be used to record and account for the monitoring 
activities of the monitor. Weekly and/or monthly status reports, as determined appropriate, will 
be generated from the daily logs and compliance reports and will include supplemental material 
(i.e., memoranda, telephone logs, and letters). This type of feedback is essential for the City to 
confirm the implementation and effectiveness of the mitigation measures imposed on the project. 

ACTIONS IN CASE OF NONCOMPLIANCE 

There are generally three separate categories of noncompliance associated with the adopted 
conditions of approval: 

Noncompliance requiring an immediate halt to a specific task or piece of equipment; 

Infraction that warrants an immediate corrective action, but does not result in work or 
task delay; and 

Infraction that does not warrant immediate corrective action and results in no work or 
task delay. 

There are a number of options the City may use to enforce this program should noncompliance 
continue. Some methods that could be used include “stop work” orders, fines and penalties 
(civil), restitution, permit revocations, citations, and injunctions. It is essential that all parties 
involved in the program understand the authority and responsibility of the on-site monitors. 
Decisions regarding actions in case of noncompliance are the responsibility of the City. 

SUMMARY OF MITIGATION MEASURES 

Table 1 summarizes the mitigation measures identified in the EIR. The table lists the monitoring 
efforts necessary to ensure that the measures are properly implemented. All the mitigation 
measures identified in the EIR are recommended as conditions of project approval and are stated 
herein in language appropriate for such conditions. In addition, during various stages of 
implementation the City will further refine the mitigation measures. 
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s b
etw

ee
n 7

:0
0 a

m
–6

:00
 pm

, M
on

da
y–

Fr
ida

y, 
an

d b
etw

ee
n 8

:00
 am

–6
:00

 pm
 

Sa
tur

da
y. 

No
 co

ns
tru

cti
on

 a
cti

vit
ies

 sh
all

 oc
cu

r o
n F

ed
er

al 
ho

lid
ay

s (
e.g

., T
ha

nk
sg

ivi
ng

, J
uly

 4t
h, 

La
bo

r D
ay

, e
tc.

). 
Al

l m
ain

ten
an

ce
 of

 co
ns

tru
cti

on
 eq

uip
me

nt 
sh

all
 be

 lim
ite

d t
o t

he
 sa

me
 ho

ur
s. 

Th
is 

lan
gu

ag
e s

ha
ll b

e a
dd

ed
 to

 th
e p

ro
jec

t g
ra

din
g p

lan
s. 

M
ino

r c
on

str
uc

tio
n (

i.e
., m

ino
r h

ou
se

ho
ld 

do
-it

-
yo

ur
se

lf t
yp

e p
ro

jec
ts)

 an
d n

on
-n

ois
e-

ge
ne

ra
tin

g c
on

str
uc

tio
n a

cti
vit

ies
 su

ch
 as

 in
ter

ior
 pa

int
ing

 ar
e 

no
t s

ub
jec

t to
 th

es
e r

es
tric

tio
ns

. 
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Bl
as

tin
g m

ay
 be

 re
qu

ire
d i

n t
he

 V
illa

ge
 F

ou
r 

Co
mm

un
ity

 P
ar

k (
P-

2)
 ar

ea
. A

lth
ou

gh
 th

is 
wo

uld
 

no
t e

xc
ee

d a
ny

 C
ity

 th
re

sh
old

s, 
bla

sti
ng

, if
 

de
ter

mi
ne

d t
o b

e n
ec

es
sa

ry,
 is

 co
ns

ide
re

d t
o 

ha
ve

 a 
po

ten
tia

lly
 si

gn
ific

an
t im

pa
ct 

un
les

s 
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tig
ate

d.
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Pr
ior

 to
 th

e i
ss

ua
nc

e o
f a

 gr
ad

ing
 p

er
mi

t, a
nd

 in
 th

e e
ve

nt 
tha

t b
las

tin
g i

s p
ro

po
se

d i
n V

illa
ge

 F
ou

r, 
the

 
Pr

oje
ct 

Ap
pli

ca
nt 

or
 its

 de
sig

ne
e 

sh
all

 pr
ep

ar
e a

 bl
as

tin
g p

lan
 to

 e
ns

ur
e t

ha
t e

xte
rio

r n
ois

e l
ev

els
 at

 
no

ise
 se

ns
itiv

e l
an

d u
se

s a
re

 in
 co

mp
lia

nc
e w

ith
 th

e C
ity

 of
 C

hu
la 

Vi
sta

 G
en

er
al 

Pl
an

 E
xte

rio
r L

an
d 

Us
e /

 N
ois

e 
Co

mp
ati

bil
ity

 G
uid

eli
ne

s a
nd

 th
e C

ity
's 

No
ise

 O
rd

ina
nc

e E
xte

rio
r N

ois
e L

im
its

. T
he

 pl
an

 
sh

all
 be

 pr
ep

ar
ed

 by
 a 

lic
en

se
d b

las
tin

g e
ng

ine
er

 an
d i

de
nti

fy 
wh

en
 su

ch
 bl

as
tin

g e
ve

nts
 w

ou
ld 

oc
cu

r, 
the

 ap
pr

ox
im

ate
 am

ou
nt 

of 
ex

plo
siv

es
 to

 be
 us

ed
 (w

hic
h a

mo
un

t s
ha

ll b
e l

im
ite

d t
o t

he
 ex

ten
t 

pr
ac

tic
ab

le 
so

 as
 to

 m
ini

mi
ze

 re
su

ltin
g n

ois
e)

, a
nd

 th
e l

oc
ati

on
 an

d 
pr

ox
im

ity
 of

 th
e b

las
tin

g e
ve

nt 
re

lat
ive

 to
 se

ns
itiv

e r
ec

ep
tor

s. 
If d

ee
me

d b
en

efi
cia

l fo
r n

ois
e r

ed
uc

tio
n p

ur
po

se
s, 

the
 pl

an
 sh

all
 in

clu
de

 
a r

eq
uir

em
en

t th
at 

bla
sti

ng
 m

ats
 be

 us
ed

. T
he

 bl
as

tin
g p

lan
 sh

all
 a

lso
 de

tai
l th

e s
ur

ro
un

din
g z

on
e i

n 
wh

ich
 no

ise
-se

ns
itiv

e l
an

d u
se

s w
ou

ld 
be

 no
tifi

ed
 of

 pl
an

ne
d b

las
tin

g a
cti

vit
ies

, a
nd

 of
 th

e n
atu

re
 of

 
au

dib
le 

wa
rn

ing
 si

gn
als

 to
 be

 u
se

d j
us

t p
rio

r t
o b

las
tin

g. 
Th

e b
las

tin
g p

lan
 sh

all
 be

 pr
ep

ar
ed

 to
 th

e 
sa

tis
fac

tio
n o

f th
e D

ev
elo

pm
en

t S
er

vic
es

 D
ire

cto
r (

or
 th

eir
 de

sig
ne

e)
, a

nd
 al

l n
ois

e c
on

tro
l m

ea
su

re
s 

ide
nti

fie
d i

n t
he

 bl
as

tin
g p

lan
 sh

all
 be

 m
ad

e c
on

dit
ion

s o
f g

ra
din

g p
er

mi
t is

su
an

ce
.
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7 C
ult

ur
al 

Re
so

ur
ce

s 
De

ve
lop

me
nt 

of 
Vi
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ge

 T
hr

ee
 N

or
th 

an
d a

 
Po

rtio
n o

f V
illa

ge
 F

ou
r, 

Vi
lla

ge
 E

igh
t E

as
t, 

Vi
lla

ge
 T

en
, a

nd
 O

ff-
Si

te 
Im

pr
ov

em
en

t A
re

as
 

co
uld

 ca
us

e a
 su

bs
tan

tia
l c

ha
ng

e 
in 

the
 

sig
nif

ica
nc

e o
f id

en
tifi

ed
 ar

ch
ae

olo
gic

al 
re

so
ur

ce
as

 de
fin

ed
 in

 C
EQ

A 
Gu

ide
lin

es
 S

ec
tio

n 1
50

64
.5 

im
pa

cts
 to

 th
es

e s
ite

s w
ou

ld 
be

 p
ote

nti
all

y 
sig

nif
ica

nt.
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Pr
ior

 to
 is

su
an

ce
 of

 la
nd

 de
ve

lop
me

nt 
pe

rm
its

, in
clu

din
g c

lea
rin

g o
r g

ru
bb

ing
 an

d g
ra

din
g p

er
mi

ts,
 th

e 
Ap

pli
ca

nt 
sh

all
 pr

ov
ide

 w
ritt

en
 co

nfi
rm

ati
on

 an
d i

nc
or

po
ra

te 
int

o g
ra

din
g p

lan
s, 

to 
the

 sa
tis

fac
tio

n o
f 

the
 D

ev
elo

pm
en

t S
er

vic
es

 D
ire

cto
r o

r t
he

ir d
es

ign
ee

, th
at 

a p
rin

cip
al 

inv
es

tig
ato

r (
PI

) m
ee

tin
g t

he
 

cri
ter

ia 
lis

ted
 in

 th
e S

ec
re

tar
y o

f th
e I

nte
rio

r g
uid

eli
ne

s (
36

 C
FR

 61
) h

as
 b

ee
n r

eta
ine

d i
n a

n o
ve

rsi
gh

t 
ca

pa
cit

y t
o e

ns
ur

e t
ha

t a
n a

rch
ae

olo
gic

al 
mo

nit
or

(s)
 w

ill 
be

 pr
es

en
t d

ur
ing

 al
l c

utt
ing

 of
 pr

ev
iou

sly
 

un
dis

tur
be

d s
oil

. If
 th

es
e c

utt
ing

 a
cti

vit
ies

 oc
cu

r in
 m

or
e t

ha
n o

ne
 lo

ca
tio

n, 
mu

ltip
le 

mo
nit

or
s s

ha
ll b

e 
pr

ov
ide

d t
o m

on
ito

r t
he

se
 ar

ea
s, 

as
 de

ter
mi

ne
d n

ec
es

sa
ry 

by
 th

e P
I. 

Na
tiv

e 
Am

er
ica

n m
on

ito
rin

g w
ill 

on
ly 

be
 re

qu
ire

d i
n t

he
 ev

en
t th

at 
hu

ma
n r

em
ain

s a
re

 di
sc

ov
er

ed
 an

d i
de

nti
fie

d a
s N

ati
ve

 A
me

ric
an

.  
Th

e l
oc

ati
on

 an
d d

ur
ati

on
 of

 m
on

ito
rin

g b
y a

 N
ati

ve
 A

me
ric

an
 re

pr
es

en
tat

iv e
 w

ill 
be

 de
ter

mi
ne

d b
y t

he
 

Co
ns

ult
ing

 A
rch

ae
olo

gis
t a

nd
 w

ill 
be

 fo
cu

se
d s

tric
tly

 up
on

 th
e a

re
a c

or
re

sp
on

din
g t

o t
he

 di
sc

ov
er

y o
f 

hu
ma

n r
em

ain
s. 
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Tim
e F

ra
m

e f
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tio
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eq

ue
nc

y 
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Da
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Co
m
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tio

n 
Da

te 
of
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rif
ica
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nin
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st
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 D

ur
ing

 th
e i

nit
ial

 gr
ad

ing
 of

 pr
ev

iou
sly

 un
dis

tur
be

d s
oil

s w
ith

in 
the

 S
PA

 P
lan

 ar
ea

s) 
an

d o
ff-

sit
e 

im
pr

ov
em

en
t a

re
as

, p
re

his
tor

ic 
an

d h
ist

or
ic 

re
so

ur
ce

s m
ay

 be
 en

co
un

ter
ed

. In
 th

e e
ve

nt 
tha

t th
e 

ar
ch

ae
olo

gic
al 

mo
nit

or
 id

en
tifi

es
 a

 po
ten

tia
lly

 si
gn

ific
an

t s
ite

, th
e m

on
ito

r s
ha

ll s
ec

ur
e t

he
 di

sc
ov

er
y 

sit
e f

ro
m 

fur
the

r im
pa

cts
 by

 de
lin

ea
tin

g t
he

 si
te 

wi
th 

sta
kin

g a
nd

 fla
gg

ing
, a

nd
 by

 di
ve

rtin
g g

ra
din

g 
eq

uip
me

nt 
aw

ay
 fr

om
 th

e a
rch

ae
olo

gic
al 

sit
e. 

Fo
llo

wi
ng

 no
tifi

ca
tio

n t
o t

he
 C

ity
, th

e a
rch

ae
olo

gic
al 

mo
nit

or
 sh

all
 co

nd
uc

t in
ve

sti
ga

tio
ns

 as
 ne

ce
ss

ar
y t

o d
ete

rm
ine

 if 
th

e d
isc

ov
er

y i
s s

ign
ific

an
t u

nd
er

 th
e 

cri
ter

ia 
lis

ted
 in

 C
EQ

A 
an

d 
the

 en
vir

on
me

nta
l g

uid
eli

ne
s o

f th
e C

ity
. If

 th
e d

isc
ov

er
y i

s d
ete

rm
ine

d 
to 

be
 no

t s
ign

ific
an

t, g
ra

din
g o

pe
ra

tio
ns

 m
ay

 re
su

me
 an

d t
he

 ar
ch

ae
olo

gic
al 

mo
nit

or
 sh

all
 su

mm
ar

ize
 th

e 
fin

din
gs

 in
 a 

let
ter

 re
po

rt 
su

bm
itte

d t
o t

he
 C

ity
 fo

llo
wi

ng
 th

e c
om

ple
tio

n o
f m

as
s g

ra
din

g a
cti

vit
ies

. T
he

 
let

ter
 re

po
rt 

sh
all

 de
sc

rib
e t

he
 re

su
lts

 of
 th

e o
n-

sit
e a

rch
ae

olo
gic

al 
mo

nit
or

ing
, e

ac
h a

rch
ae

olo
gic

al 
sit

e o
bs

er
ve

d, 
the

 sc
op

e o
f te

sti
ng

 co
nd

uc
ted

, r
es

ult
s o

f la
bo

ra
tor

y a
na

lys
is 

(if 
ap

pli
ca

ble
), 

an
d 

co
nc

lus
ion

s. 
Th

e l
ett

er
 re

po
rt 

sh
all

 be
 co

mp
let

ed
 to

 th
e s

ati
sfa

cti
on

 of
 th

e C
ity

 of
 C

hu
la 

Vi
sta

’s 
De

ve
lop

me
nt 

Se
rvi

ce
s D

ire
cto

r o
r t

he
ir d

es
ign

ee
 pr

ior
 to

 th
e r

ele
as

e o
f g

ra
din

g b
on

ds
. A

ny
 ar

tifa
cts

 
re

co
ve

re
d d

ur
ing

 th
e e

va
lua

tio
n o

f r
es

ou
rce

s s
ha

ll b
e c

ur
ate

d a
t a

 fa
cil

ity
 ap

pr
ov

ed
 by

 th
e C

ity
. 

X
Ci

ty 
of 

Ch
ula

 
Vi

sta
 

MM
 C

UL
--33

Fo
r t

he
 cu

ltu
ra

l p
re

his
tor

ic/
his

tor
ic 

re
so

ur
ce

s t
ha

t a
re

 de
ter

mi
ne

d t
o b

e s
ign

ific
an

t, a
lte

rn
ate

 m
ea

ns
 o

f 
ac

hie
vin

g m
itig

ati
on

 sh
all

 be
 pu

rsu
ed

. In
 ge

ne
ra

l, t
he

se
 fo

rm
s o

f m
itig

ati
on

 in
clu

de
: 

1.
sit

e a
vo

ida
nc

e b
y p

re
se

rva
tio

n o
f a

rch
ae

olo
gic

al 
sit

e i
n a

 na
tur

al 
sta

te
 in

 op
en

 sp
ac

e, 
or

 in
 

sp
ec

ific
 op

en
 sp

ac
e e

as
em

en
ts,

 
2.

sit
e a

vo
ida

nc
e b

y p
re

se
rva

tio
n t

hr
ou

gh
 ca

pp
ing

 th
e s

ite
 an

d p
lac

ing
 la

nd
sc

ap
ing

 on
 to

p o
f 

the
 fil

l, 
3.

da
ta 

re
co

ve
ry 

thr
ou

gh
 im

ple
me

nta
tio

n o
f a

n e
xc

av
ati

on
 an

d a
na

lys
is 

pr
og

ra
m,

  
4.

a c
om

bin
ati

on
 of

 on
e o

r m
or

e o
f th

e a
bo

ve
 m

ea
su

re
s. 

Se
e C

ha
pte

r 9
.0 

in 
the

 C
ult

ur
al 

Re
so

ur
ce

s S
tud

y f
or

 th
e U

niv
er

sit
y V

illa
ge

s P
ro

jec
t a

t O
tay

 R
an

ch
(A

pp
en

dix
 F

 of
 th
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EI

R)
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r t
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 de
tai

led
 m

itig
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 an

d m
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ito
rin

g p
ro

gr
am

 fo
r e

ac
h o

f th
e i

de
nti

fie
d s
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t w

ou
ld 

be
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pa
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Fo

r t
ho

se
 si

tes
 th

at 
ar

e f
ou

nd
 to

 co
nta

in 
sig

nif
ica

nt 
re

so
ur

ce
s a

nd
 fo

r w
hic

h a
vo

ida
nc

e a
nd

 
pr

es
er

va
tio

n i
s n

ot 
fea

sib
le 

or
 ap

pr
op

ria
te,

 th
e A

pp
lic

an
t s

ha
ll p

re
pa

re
 a 

Da
ta 

Re
co

ve
ry 

Pl
an

. T
he

 
pla

n w
ill,

 at
 a 

mi
nim

um
, in

clu
de

 th
e f

oll
ow

ing
:  

1.
a s

tat
em

en
t o

f w
hy

 da
ta 

re
co

ve
ry 

is 
ap

pr
op

ria
te 

as
 a 

mi
tig

ati
on

 m
ea

su
re

, 
2.

a r
es

ea
rch

 pl
an

 th
at 

ex
pli

cit
ly 

pr
ov

ide
s t

he
 re

se
ar

ch
 qu

es
tio

ns
 th

at 
ca

n r
ea

so
na

bly
 be

 
ex

pe
cte

d t
o b

e a
dd

re
ss

ed
 by

 ex
ca

va
tio

n a
nd

 an
aly

sis
 of

 th
e 

sit
e,

 
3.

a s
tat

em
en

t o
f th

e t
yp

es
 an

d k
ind

s o
f d

ata
 th

at 
ca

n r
ea

so
na

bly
 be

 e
xp

ec
ted

 to
 ex

ist
 at

 th
e 

sit
e a

nd
 ho

w 
the

se
 da

ta 
wi

ll b
e u

se
d t

o a
ns

we
r im

po
rta

nt 
re

se
ar

ch
 qu

es
tio

ns
, 

4.
a s

tep
-b

y-s
tep

 di
sc

us
sio

n o
f fi

eld
 a

nd
 la

bo
ra

tor
y m

eth
od

s t
o b

e e
mp

loy
ed

,  
5.

pr
ov

isi
on

s f
or

 cu
ra

tio
n a

nd
 st

or
ag

e o
f th

e a
rtif

ac
ts,

 no
tes

, a
nd

 ph
ot

og
ra

ph
s w

ill 
be

 st
ate

d.
 

Gr
ad

ing
 op

er
ati

on
s w

ith
in 

the
 af

fe
cte

d a
re

a m
ay

 re
su

me
 on

ce
 th

e s
ite

 ha
s b

ee
n f

ull
y e

va
lua

ted
 an

d 
mi

tig
ate

d t
o t

he
 sa

tis
fac

tio
n o

f th
e 

De
ve

lop
me

nt 
Se

rvi
ce

s D
ire

cto
r o

r t
he

ir d
es

ign
ee

. A
ll a

rtif
ac

ts 
co

lle
cte

d d
ur

ing
 th

e s
ur

ve
y, 

tes
t, 

da
ta 

re
co

ve
ry,

 an
d m

on
ito

rin
g p

ro
gr

am
s f

or
 th

is 
pr

oje
ct 

sh
all

 be
 

pe
rm

an
en

tly
 cu

ra
ted

 at
 a 

qu
ali

fie
d f

ac
ilit

y a
pp

ro
ve

d b
y t

he
 C

ity
 of

 C
hu

la 
Vi

sta
.  

Ar
tifa

cts
 sh

all
 be

 
pr

ep
ar

ed
 fo

r c
ur

ati
on

 in
 ac

co
rd

an
ce

 w
ith

 th
e g

uid
eli

ne
s o

f th
e s

ele
cte

d c
ur

ati
on

 fa
cil

ity
.
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Fo
llo

wi
ng

 th
e c

om
ple

tio
n o

f m
as

s g
ra

din
g o

pe
ra

tio
ns

, th
e A

pp
lic

an
t s

ha
ll p

re
pa

re
 a 

pla
n t

ha
t 

ad
dr

es
se

s t
he

 te
mp

or
ar

y o
n-

sit
e p

re
se

nta
tio

n a
nd

 in
ter

pr
eta

tio
n o

f th
e r

es
ult

s o
f th

e a
rch

ae
olo

gic
al 

stu
die

s f
or

 th
e p

ro
po

se
d p

ro
jec

t. T
his

 co
uld

 be
 ac

co
mp

lis
he

d t
hr

ou
gh

 ex
hib

itio
n w

ith
in 

a f
utu

re
 

co
mm

un
ity

 ce
nte

r, 
civ

ic 
bu

ild
ing

 a
nd

/or
 m

ult
i-p

ur
po

se
 bu

ild
ing

. A
ny

 a
rtif

ac
ts 

us
ed

 fo
r p

ub
lic

 di
sp

lay
s 

sh
all

 be
 se

lec
ted

 fr
om

 th
e c

ur
ate

d c
oll

ec
tio

ns
 or

igi
na

tin
g f

ro
m 

the
 p

ro
jec

t. T
his

 ex
hib

itio
n w

ill 
on

ly 
be

 
for

 te
mp

or
ar

y d
isp

lay
 of

 ar
tifa

cts
 fo

r p
ub

lic
 in

ter
pr

eta
tio

n a
nd

 di
sp

lay
 pu

rp
os

es
. A

rtif
ac

ts 
se

lec
ted

 fo
r 

the
 ex

hib
it s

ha
ll b

e w
ith

dr
aw

n o
n l

oa
n f

ro
m 

the
 cu

ra
tio

n f
ac

ilit
y a

nd
 w

ill 
su

bs
eq

ue
ntl

y b
e r

etu
rn

ed
 to

 
tha

t fa
cil

ity
 up

on
 th

e c
los

e o
f th

e 
ex

hib
itio

n. 
 T

he
 a

pp
lic

an
t w

ill 
be

 re
sp

on
sib

le 
for

 th
e a

rtif
ac

ts 
du

rin
g 

the
 di

sp
lay

 pe
rio

d a
nd

 fo
r t

he
 re

tur
n o

f th
e a

rtif
ac

ts 
at 

the
 cl

os
e o

f t
he

 ex
hib

itio
n. 

 T
he

 co
ns

ult
ing

 
ar

ch
ae

olo
gis

t s
ha

ll a
ct 

on
 th

e a
pp

lic
an

t’s
 be

ha
lf t

o c
oo

rd
ina

te 
the

 cu
ra

tio
n o

f a
ll c

oll
ec

tio
ns

 an
d t

he
 

su
bs

eq
ue

nt 
us

e o
f s

ele
cte

d a
rtif

ac
ts 

for
 th

e p
ub

lic
 di

sp
lay

. 
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An
y d

ist
ur

ba
nc

e o
f h

um
an

 re
ma

ins
 th

at 
ma

y 
oc

cu
r d

ur
ing

 pr
oje

ct 
gr

ad
ing

 or
 co

ns
tru

cti
on

 
wo

uld
 be

 si
gn

ific
an

t. T
he

re
for

e, 
im

pa
cts

 w
ou

ld 
be

 po
ten

tia
lly

 si
gn

ific
an

t a
nd

 m
itig

ati
on

 w
ou

ld 
be

 
re

qu
ire

d t
o r

ed
uc

e p
ote

nti
al 

im
pa

cts
.  
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If h

um
an

 re
ma

ins
 ar

e d
isc

ov
er

ed
 du

rin
g g

ra
din

g o
r s

ite
 pr

ep
ar

ati
on

 ac
tiv

itie
s w

ith
in 

the
 S

PA
 P

lan
 

ar
ea

(s)
 an

d o
ff-

sit
e i

mp
ro

ve
me

nt 
ar

ea
s, 

the
 ar

ch
ae

olo
gic

al 
mo

nit
or

 sh
all

 se
cu

re
 th

e d
isc

ov
er

y s
ite

 
fro

m 
an

y f
ur

the
r d

ist
ur

ba
nc

e. 
St

ate
 H

ea
lth

 an
d S

afe
ty 

Co
de

 S
ec

tio
n 7

05
0.5

 re
qu

ire
s t

ha
t n

o f
ur

the
r 

dis
tur

ba
nc

e s
ha

ll o
cc

ur
 un

til 
the

 S
an

 D
ieg

o C
ou

nty
 C

or
on

er
 ha

s m
ad

e t
he

 ne
ce

ss
ar

y f
ind

ing
s a

s t
o 

the
 or

igi
n a

nd
 di

sp
os

itio
n o

f th
e r

em
ain

s p
ur

su
an

t to
 P

RC
 S

ec
tio

n 
50

97
.98

. If
 th

e r
em

ain
s a

re
 

de
ter

mi
ne

d t
o b

e o
f N

ati
ve

 A
me

ric
an

 de
sc

en
t, t

he
 co

ro
ne

r h
as

 24
 ho

ur
s t

o n
oti

fy 
the

 N
ati

ve
 A

me
ric

an
 

He
rita

ge
 C

om
mi

ss
ion

 (N
AH

C)
. T

he
 N

AH
C 

wi
ll t

he
n i

de
nti

fy 
the

 pe
rs

on
(s)

 th
ou

gh
t to

 be
 th

e M
os

t 
lik

ely
 D

es
ce

nd
en

t (
ML

D)
 of

 th
e d

ec
ea

se
d 

Na
tiv

e 
Am

er
ica

n. 
Th

e M
LD

 w
ill 

as
sis

t th
e C

ity
 in

 
de

ter
mi

nin
g w

ha
t c

ou
rse

 of
 ac

tio
n 

sh
all

 be
 ta

ke
n t

o d
ea

l w
ith

 th
e r

em
ain

s. 
Gr

ad
ing

 op
er

ati
on

s w
ith

in 
the

 af
fec

ted
 ar

ea
 m

ay
 re

su
me

 on
ce

 th
e s

ite
 ha

s b
ee

n f
ull

y e
va

lua
ted

 an
d m

itig
ate

d t
o t

he
 sa

tis
fac

tio
n 

of 
the

 D
ev

elo
pm

en
t S

er
vic

es
 D

ire
cto

r o
r t

he
ir d

es
ign

ee
. T

he
 A

rch
ae

olo
gic

al 
Mo

nit
or

 sh
all

 su
mm

ar
ize

 
the

 fin
din

gs
 in

 a 
let

ter
 re

po
rt 

to 
the

 C
ity

 fo
llo

wi
ng

 th
e c

om
ple

tio
n o

f m
as

s g
ra

din
g 

ac
tiv

itie
s. 
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ge
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nv
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ta
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T
ab

le
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 (C
on
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ue

d)
 

M
iti

ga
tio

n 
M

on
ito

ri
ng

 a
nd

 R
ep

or
tin

g 
Pr

og
ra

m
 (P

ro
po

se
d 

Pr
oj

ec
t)

 

Po
te

nt
ial

ly 
Si

gn
ifi

ca
nt

 Im
pa

ct
 

Mi
tig

at
io

n 
Me

as
ur

e 

Ti
m

e F
ra

m
e o

f M
iti

ga
tio

n 
an

d 
Re

sp
on

sib
le 

Pa
rty

 
Mo

ni
to

rin
g 

Re
po

rti
ng

 
Ag

en
cy

 

Tim
e F

ra
m

e f
or

 
Ve

rif
ica

tio
n 

Fr
eq

ue
nc

y 
to

Da
te 

of
 

Co
m

ple
tio

n 
Da

te 
of

 
Ve

rif
ica

tio
n 

Pl
an

nin
g1

Pr
e-

Co
ns

t.2
Du

rin
g

Co
ns

t.3
Po

st
Co

ns
t.4

Mo
nit

or
Re

po
rt

Se
cti

on
 5.

7 P
ale

on
tol

og
ica

l R
es

ou
rce

s 
Ge

olo
gic

 fo
rm

ati
on

s w
ith

 h
igh

 an
d m

od
er

ate
 

po
ten

tia
l fo

r p
ale

on
tol

og
ica

l re
so

ur
ce

s o
cc

ur
 on

 
sit

e. 
Ba

se
d u

po
n t

he
 re

co
gn

ize
d p

ote
nti

al 
to 

en
co

un
ter

 fo
ss

ils
 in

 th
es

e f
or

ma
tio

ns
, im

pa
cts

 
ar

e c
on

sid
er

ed
 po

ten
tia

lly
 si

gn
ific

an
t, a

nd
 

mi
tig

ati
on

 m
ea

su
re

s w
ou

ld 
be

 re
qu

ire
d.
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Pr

ior
 to

 th
e i

ss
ua

nc
e o

f g
ra

din
g p

er
mi

ts 
for

 th
e p

ro
po

se
d p

ro
jec

t, i
nc

lud
ing

 th
e O

ff-
sit

e I
mp

ro
ve

me
nt 

Ar
ea

s, 
the

 A
pp

lic
an

t s
ha

ll c
on

fir
m 

to 
the

 D
ev

elo
pm

en
t S

er
vic

es
 D

ire
cto

r, 
or

 th
eir

 de
sig

ne
e, 

tha
t a

 
qu

ali
fie

d p
ale

on
tol

og
ist

 (Q
P)

 ha
s b

ee
n r

eta
ine

d t
o c

ar
ry 

ou
t a

n a
pp

ro
pr

iat
e m

itig
ati

on
 pr

og
ra

m.
 A

 Q
P 

is 
de

fin
ed

 as
 an

 in
div

idu
al 

wi
th 

a 
do

cto
ra

te 
or

 a 
ma

ste
r’s

 de
gr

ee
 in

 pa
leo

nto
log

y o
r g

eo
log

y, 
wh

o i
s 

fam
ilia

r w
ith

 pa
leo

nto
log

ica
l p

ro
ce

du
re

s a
nd

 te
ch

niq
ue

s. 
A 

pr
e-

gr
ad

e m
ee

tin
g s

ha
ll b

e h
eld

 be
tw

ee
n 

the
 pa

leo
nto

log
ist

 an
d t

he
 gr

ad
ing

 an
d e

xc
av

ati
on

 co
ntr

ac
tor

s. 
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A 

pa
leo

nto
log

ica
l m

on
ito

r s
ha

ll b
e 

on
 si

te 
at 

all
 tim

es
 du

rin
g t

he
 or

igi
na

l c
utt

ing
 of

 pr
ev

iou
sly

 
un

dis
tur

be
d s

ed
im

en
ts 

of 
hig

hly
 se

ns
itiv

e g
eo

log
ic 

for
ma

tio
ns

 (i.
e.,

 S
an

 D
ieg

o, 
Ot

ay
, a

nd
 S

we
et

wa
te

r 
for

ma
tio

ns
) t

o i
ns

pe
ct 

cu
ts 

for
 co

nta
ine

d f
os

sil
s. 

(A
 pa

leo
nto

log
ica

l m
on

ito
r is

 de
fin

ed
 as

 an
 in

div
idu

al 
wh

o h
as

 ex
pe

rie
nc

e i
n t

he
 co

lle
cti

on
 an

d s
alv

ag
e o

f fo
ss

il m
ate

ria
ls.

) T
he

 pa
leo

nto
log

ica
l m

on
ito

r 
sh

all
 w

or
k u

nd
er

 th
e d

ire
cti

on
 of

 a
 qu

ali
fie

d p
ale

on
tol

og
ist

. T
he

 m
on

ito
r s

ha
ll b

e o
n s

ite
 on

 at
 le

as
t a

 
ha

lf- t
im

e b
as

is 
du

rin
g t

he
 or

igi
na

l c
utt

ing
 of

 pr
ev

iou
sly

 un
dis

tur
be

d 
se

dim
en

ts 
of 

mo
de

ra
tel

y s
en

sit
ive

 
ge

olo
gic

 fo
rm

ati
on

s (
i.e

., u
nn

am
ed

 riv
er

 te
rra

ce
 de

po
sit

s o
f th

e M
iss

ion
 V

all
ey

 F
or

ma
tio

n)
 to

 in
sp

ec
t 

cu
ts 

for
 co

nta
ine

d f
os

sil
s. 

 

A.
Th

e m
on

ito
r s

ha
ll b

e o
n s

ite
 on

 at
 le

as
t a

 qu
ar

ter
-tie

 ba
sis

 du
rin

g t
he

 or
igi

na
l c

utt
ing

 of
 

pr
ev

iou
sly

 un
dis

tur
be

d s
ed

im
en

ts 
of 

low
 se

ns
itiv

ity
 ge

olo
gic

 fo
rm

ati
on

s (
i.e

., L
ind

av
ist

a 
Fo

rm
ati

on
 an

d S
an

tia
go

 P
ea

k V
olc

an
ics

 [m
eta

se
dim

en
tar

y p
or

tio
n o

nly
] to

 in
sp

ec
t c

uts
 fo

r 
co

nta
ine

d f
os

sil
s. 

He
 or

 sh
e s

ha
ll p

er
iod

ica
lly

 (e
ve

ry 
se

ve
ra

l w
ee

ks
) in

sp
ec

t o
rig

ina
l c

uts
 in

 
de

po
sit

s w
ith

 an
 un

kn
ow

n r
es

ou
rce

 se
ns

itiv
ity

 (i.
e.,

 Q
ua

ter
na

ry 
all

uv
ium

). 
 

B.
In 

the
 ev

en
t th

at 
fos

sil
s a

re
 di

sc
ov

er
ed

 in
 un

kn
ow

n, 
low

, o
r m

od
er

ate
ly 

se
ns

itiv
e 

for
ma

tio
ns

, th
e A

pp
lic

an
t s

ha
ll i

nc
re

as
e t

he
 pe

r-d
ay

 fie
ld 

mo
nit

or
ing

 tim
e. 

Co
nv

er
se

ly,
 if 

fos
sil

s a
re

 no
t d

isc
ov

er
ed

, th
e m

on
ito

rin
g, 

at 
the

 di
sc

re
tio

n o
f th

e P
lan

nin
g D

ep
ar

tm
en

t, 
sh

all
 be

 re
du

ce
d. 

A 
pa

leo
nto

log
ica

l m
on

ito
r is

 no
t n

ee
de

d d
ur

ing
 gr

ad
ing

 of
 ro

ck
s w

ith
 no

 
re

so
ur

ce
 se

ns
itiv

ity
 (i.

e.,
 S

an
tia

go
 P

ea
k V

olc
an

ics
, m

eta
vo

lca
nic

 po
rtio

n)
. 
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 W

he
n f

os
sil

s a
re

 di
sc

ov
er

ed
, th

e 
pa

leo
nto

log
ist

 (o
r p

ale
on

tol
og

ica
l m

on
ito

r) 
sh

all
 re

co
ve

r t
he

m.
 In

 
mo

st 
ca

se
s, 

thi
s f

os
sil

 sa
lva

ge
 ca

n b
e c

om
ple

ted
 in

 a 
sh

or
t p

er
iod

 of
 tim

e. 
Ho

we
ve

r, 
so

me
 fo

ss
il 

sp
ec

im
en

s (
su

ch
 as

 a 
co

mp
let

e 
wh

ale
 sk

ele
ton

) m
ay

 re
qu

ire
 a

n e
xte

nd
ed

 sa
lva

ge
 tim

e. 
In 

the
se

 
ins

tan
ce

s, 
the

 pa
leo

nto
log

ist
 (o

r p
ale

on
tol

og
ica

l m
on

ito
r) 

sh
all

 be
 al

low
ed

 to
 te

mp
or

ar
ily

 di
re

ct,
 di

ve
rt,

 
or

 ha
lt g

ra
din

g t
o a

llo
w 

re
co

ve
ry 

of 
fos

sil
 re

ma
ins

 in
 a 

tim
ely

 m
an

ne
r. 

Be
ca

us
e o

f th
e p

ote
nti

al 
for

 th
e 

re
co

ve
ry 

of 
sm

all
 fo

ss
il r

em
ain

s s
uc

h a
s i

so
lat

ed
 m

am
ma

l te
eth

, it
 m

ay
 be

 ne
ce

ss
ar

y i
n c

er
tai

n 
ins

tan
ce

s a
nd

 at
 th

e d
isc

re
tio

n o
f t

he
 pa

leo
nto

log
ica

l m
on

ito
r t

o s
et 

up
 a 

sc
re

en
-w

as
hin

g o
pe

ra
tio

n 
on

 th
e s

ite
. 

 

X
Ci

ty 
of 

Ch
ula

 
Vi

sta
 

MM
 P

AL
--44

  
Pr

ep
ar

ed
 fo

ss
ils

 al
on

g 
wi

th 
co

pie
s o

f a
ll p

er
tin

en
t fi

eld
 no

tes
, p

ho
to

s, 
an

d m
ap

s s
ha

ll b
e d

ep
os

ite
d i

n 
a s

cie
nti

fic
 in

sti
tut

ion
 w

ith
 pa

leo
nto

log
ica

l c
oll

ec
tio

ns
 su

ch
 as

 th
e 

Sa
n D

ieg
o N

atu
ra

l H
ist

or
y M

us
eu

m.
 

A 
fin

al 
su

mm
ar

y r
ep

or
t s

ha
ll b

e c
om

ple
ted

. T
his

 re
po

rt 
sh

all
 in

clu
de

 di
sc

us
sio

ns
 of

 th
e m

eth
od

s 
us

ed
, s

tra
tig

ra
ph

y e
xp

os
ed

, fo
ss

ils
 co

lle
cte

d, 
an

d s
ign

ific
an

ce
 of

 re
co

ve
re

d f
os

sil
s. 
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ire
ct 

im
pa

cts
 to

 “c
ov

er
ed

” s
en

sit
ive

 pl
an

t 
sp

ec
ies

 in
clu

de
 th

e f
oll

ow
ing

: O
ta

y t
ar

pla
nt,

 
va

rie
ga

ted
 du

dle
ya

, a
nd

 S
an

 D
ieg

o b
ar

re
l 

ca
ctu

s. 
Ot

ay
 ta

rp
lan

t a
nd

 va
rie

ga
te

d d
ud

ley
a a

re
 

ide
nti

fie
d i

n t
he

 M
SC

P 
Su

ba
re

a P
lan

 as
 na

rro
w 

en
de

mi
cs

. S
ign

ific
an

t im
pa

cts
 to

 n
on

-co
ve

re
d 

sp
ec

ies
 in

clu
de

 C
ali

for
nia

 ad
olp

hia
, s

ou
th 

co
as

t 
sa

lts
ca

le,
 S

an
 D

ieg
o m

ar
sh

-e
lde

r, 
sin

gle
wh

or
l 

bu
rro

bu
sh

, a
nd

 R
ob

ins
on

’s 
pe

pp
er

 gr
as

s. 
Im

ple
me

nta
tio

n o
f th

e p
ro

po
se

d p
ro

jec
t w

ou
ld 

re
su

lt i
n t

he
 di

re
ct 

los
s o

f h
ab

ita
t f

or
 al

l o
f th

e 
sp

ec
ial

-st
atu

s a
nim

als
 an

d 
is 

co
ns

ide
re

d 
sig

nif
ica

nt 
pr

ior
 to

 m
itig

ati
on

. 

Lo
ng

-te
rm

 in
dir

ec
t im

pa
cts

 to
 sp

ec
ial

-st
atu

s 
wi

ldl
ife

 sp
ec

ies
 w

ou
ld 

als
o o

cc
ur

 as
 a 

re
su

lt o
f 

the
 pr

op
os

ed
 pr

oje
ct.

 Im
pa

cts
 w

ou
ld 

co
ns

ist
 of

 
lig

hti
ng

, h
um

an
 ac

tiv
ity

 in
 th

e P
re

se
rve

, n
ois

e, 
an

d d
om

es
tic

 an
im

al 
pr

ed
ati

on
. I

nd
ire

ct 
im

pa
cts

 
to 

sp
ec

ial
-st

atu
s w

ild
life

 sp
ec

ies
 ar

e c
on

sid
er

ed
 

sig
nif

ica
nt 

pr
ior

 to
 m

itig
ati

on
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Pr

ior
 to

 th
e i

ss
ua

nc
e o

f la
nd

 de
ve

lop
me

nt 
pe

rm
its

, in
clu

din
g c

lea
rin

g o
r g

ru
bb

ing
 an

d g
ra

din
g 

pe
rm

its
, fo

r a
re

as
 w

ith
 sa

lva
ge

ab
le 

se
ns

itiv
e b

iol
og

ica
l re

so
ur

ce
s, 

inc
lud

ing
 O

tay
 ta

rp
lan

t, v
ar

ieg
ate

d 
du

dle
ya

, S
an

 D
ieg

o b
ar

re
l c

ac
tus

, S
an

 D
ieg

o b
ur

-sa
ge

, s
ing

lew
ho

rl b
ur

ro
bu

sh
, s

ou
th 

co
as

t s
alt

sc
ale

, 
Sa

n D
ieg

o m
ar

sh
-e

lde
r, 

an
d R

ob
ins

on
’s 

pe
pp

er
 gr

as
s (

inc
lud

ing
 pl

an
t m

ate
ria

ls 
an

d s
oil

s/s
ee

d 
ba

nk
), 

the
 P

ro
jec

t A
pp

lic
an

t s
ha

ll p
re

pa
re

 a 
Re

so
ur

ce
 S

alv
ag

e P
lan

. T
he

 R
es

ou
rce

 S
alv

ag
e P

lan
 

sh
all

 be
 pr

ep
ar

ed
 by

 a 
Ci

ty-
ap

pr
ov

ed
 bi

olo
gis

t to
 th

e s
ati

sfa
cti

on
 of

 th
e D

ev
elo

pm
en

t S
er

vic
es

 
Di

re
cto

r (
or

 th
eir

 de
sig

ne
e)

. 

 
Th

e R
es

ou
rce

 S
alv

ag
e 

Pl
an

 sh
all

, a
t a

 m
ini

mu
m,

 ev
alu

ate
 op

tio
ns

 fo
r p

lan
t s

alv
ag

e a
nd

 re
loc

ati
on

, 
inc

lud
ing

 in
div

idu
al 

ca
ctu

s s
alv

ag
e, 

na
tiv

e p
lan

t m
ulc

hin
g, 

se
lec

tiv
e s

oil
 sa

lva
gin

g, 
ap

pli
ca

tio
n o

f 
pla

nt 
ma

ter
ial

s o
n m

an
ufa

ctu
re

d s
lop

es
, a

nd
 ap

pli
ca

tio
n/r

elo
ca

tio
n 

of 
re

so
ur

ce
s w

ith
in 

the
 P

re
se

rve
. 

Th
e R

es
ou

rce
 S

alv
ag

e P
lan

 sh
all

 in
clu

de
 in

co
rp

or
ati

on
 of

 re
loc

ati
on

 ef
for

ts 
for

 no
n-

co
ve

re
d s

pe
cie

s, 
inc

lud
ing

 si
ng

lew
ho

rl b
ur

ro
bu

sh
, s

ou
th 

co
as

t s
alt

sc
ale

, S
an

 D
ieg

o m
ar

sh
-e

lde
r, 

an
d R

ob
ins

on
’s 

pe
pp

er
 gr

as
s, 

sp
ec

ies
 th

at 
ar

e a
ll c

on
sid

er
ed

 sp
ec

ial
-st

atu
s b

y t
he

 C
EQ

A 
an

d t
ha

t w
ou

ld 
be

 
im

pa
cte

d w
ith

 pr
oje

ct 
im

ple
me

nta
tio

n. 
Re

loc
ati

on
 ef

for
ts 

ma
y i

nc
lud

e s
ee

d c
oll

ec
tio

n a
nd

/or
 

tra
ns

pla
nta

tio
n t

o a
 su

ita
ble

 re
ce

pto
r s

ite
 an

d w
ill 

be
 ba

se
d o

n t
he

 m
os

t r
eli

ab
le 

me
tho

ds
 of

 
su

cc
es

sfu
l re

loc
ati

on
. T

he
 pr

og
ra

m 
sh

all
 al

so
 co

nta
in 

a r
ec

om
me

nd
ati

on
 fo

r m
eth

od
 of

 sa
lva

ge
 an

d 
re

loc
ati

on
/ap

pli
ca

tio
n b

as
ed

 on
 fe

as
ibi

lity
 of

 im
pl e

me
nta

tio
n a

nd
 lik

eli
ho

od
 of

 su
cc

es
s. 

Th
e p

ro
gr

am
 

sh
all

 in
clu

de
, a

t a
 m

ini
mu

m,
 an

 im
ple

me
nta

tio
n p

lan
, m

ain
ten

an
ce

 an
d m

on
ito

rin
g p

ro
gr

am
, 

es
tim

ate
d c

om
ple

tio
n t

im
e, 

an
d a

ny
 re

lev
an

t c
on

tin
ge

nc
y m

ea
su

re
s. 

Th
e p

ro
gr

am
 sh

all
 al

so
 be

 
su

bje
ct 

to 
the

 ov
er

sig
ht 

of 
the

 D
ev

elo
pm

en
t S

er
vic

es
 D

ire
cto

r (
or

 th
eir

 de
sig

ne
e)
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 T

o a
vo

id 
an

y d
ire

ct 
im

pa
cts

 to
 ra

pto
rs 

an
d/o

r a
ny

 m
igr

ato
ry 

bir
ds

 pr
ote

cte
d u

nd
er

 th
e M

BT
A,

 
re

mo
va

l o
f h

ab
ita

t th
at 

su
pp

or
ts 

ac
tiv

e n
es

ts 
on

 th
e p

ro
po

se
d 

ar
ea

 of
 di

stu
rb

an
ce

 sh
ou

ld 
oc

cu
r 

ou
tsi

de
 of

 th
e b

re
ed

ing
 se

as
on

 fo
r t

he
se

 sp
ec

ies
. T

he
 br

ee
din

g s
ea

so
n i

s d
efi

ne
d a

s F
eb

ru
ar

y 1
5 t

o 
Au

gu
st 

15
 fo

r c
oa

sta
l C

ali
for

nia
 g

na
tca

tch
er

 an
d o

the
r n

on
-ra

pto
r b

ird
s a

nd
 Ja

nu
ar

y 1
5 t

o A
ug

us
t 3

1 
for

 ra
pto

r s
pe

cie
s. 

If r
em

ov
al 

of 
ha

bit
at 

on
 th

e p
ro

po
se

d a
re

a o
f d

ist
ur

ba
nc

e m
us

t o
cc

ur
 du

rin
g t

he
 

br
ee

din
g s

ea
so

n, 
the

 P
ro

jec
t A

pp
lic

an
t s

ha
ll r

eta
in 

a C
ity

-a
pp

ro
ve

d b
iol

og
ist

 to
 co

nd
uc

t a
 pr

e-
co

ns
tru

cti
on

 su
rve

y t
o d

ete
rm

ine
 th

e p
re

se
nc

e o
r a

bs
en

ce
 of

 ne
sti

ng
 bi

rd
s o

n t
he

 pr
op

os
ed

 ar
ea

 of
 

dis
tur

ba
nc

e. 
Th

e p
re

-co
ns

tru
cti

on
 su

rve
y m

us
t b

e c
on

du
cte

d w
ith

in 
10

 ca
len

da
r d

ay
s p

rio
r t

o t
he

 
sta

rt 
of 

co
ns

tru
cti

on
, a

nd
 th

e r
es

ult
s m

us
t b

e s
ub

mi
tte

d t
o t

he
 C

ity
 fo

r r
ev

iew
 an

d a
pp

ro
va

l p
rio

r t
o 

ini
tia

tin
g a

ny
 co

ns
tru

cti
on

 a
cti

vit
ies

. If
 ne

sti
ng

 bi
rd

s a
re

 de
tec

ted
, a

 le
tte

r r
ep

or
t o

r m
itig

ati
on

 pl
an

, a
s 

de
em

ed
 ap

pr
op

ria
te 

by
 th

e C
ity

, s
ha

ll b
e p

re
pa

re
d a

nd
 in

clu
de

 pr
op

os
ed

 m
ea

su
re

s t
o b

e 
im

ple
me

nte
d t

o e
ns

ur
e t

ha
t d

ist
ur

ba
nc

e o
f b

re
ed

ing
 ac

tiv
itie

s a
re

 a
vo

ide
d. 

Th
e r

ep
or

t o
r m

itig
ati

on
 

pla
n s

ha
ll b

e s
ub

mi
tte

d t
o t

he
 C

ity
 fo

r r
ev

iew
 an

d a
pp

ro
va

l a
nd

 im
ple

me
nte

d t
o t

he
 sa

tis
fac

tio
n o

f th
e 

Ci
ty.

 T
he

 C
ity

’s 
Mi

tig
ati

on
 M

on
ito

r s
ha

ll v
er

ify
 an

d a
pp

ro
ve

 th
at 

all
 m

ea
su

re
s i

de
nti

fie
d i

n t
he

 re
po

rt 
or

 
mi

tig
ati

on
 pl

an
 ar

e i
n p

lac
e p

rio
r t

o a
nd

/or
 du

rin
g 

co
ns

tru
cti

on
. 
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Pr

ior
 to

 is
su

an
ce

 of
 an

y l
an

d d
ev

elo
pm

en
t p

er
mi

ts,
 in

clu
din

g c
lea

rin
g, 

gr
ub

bin
g, 

an
d g

ra
din

g p
er

mi
ts,

 
the

 P
ro

jec
t A

pp
lic

an
t s

ha
ll r

eta
in 

a C
ity

-a
pp

ro
ve

d b
iol

og
ist

 to
 co

nd
uc

t fo
cu

se
d s

ur
ve

ys
 fo

r n
or

the
rn

 
ha

rri
er

 to
 de

ter
mi

ne
 th

e p
re

se
nc

e o
r a

bs
en

ce
 of

 th
is 

sp
ec

ies
 w

ith
in 

90
0-

fee
t o

f th
e c

on
str

uc
tio

n a
re

a. 
Th

e p
re

-co
ns

tru
cti

on
 su

rve
y m

us
t b

e c
on

du
cte

d w
ith

in1
0 c

ale
nd

ar
 da

ys
 pr

ior
 to

 th
e s

tar
t o

f 
co

ns
tru

cti
on

. T
he

 re
su

lts
 of

 th
e s

ur
ve

y m
us

t b
e s

ub
mi

tte
d t

o t
he

 C
ity

 fo
r r

ev
iew

 an
d a

pp
ro

va
l. I

f 
ac

tiv
e n

es
ts 

ar
e d

ete
cte

d b
y t

he
 C

ity
-a

pp
ro

ve
d b

iol
og

ist
, a

 bi
o-

mo
nit

or
 sh

all
 be

 on
 si

te 
du

rin
g 

co
ns

tru
cti

on
 to

 m
ini

mi
ze

 co
ns

tru
cti

on
 im

pa
cts

 an
d e

ns
ur

e t
ha

t n
o n

es
ts 

ar
e r

em
ov

ed
 or

 di
stu

rb
ed

 
un

til 
all

 yo
un

g h
av

e f
led

ge
d.
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Pr

ior
 to

 is
su

an
ce

 of
 an

y l
an

d d
ev

elo
pm

en
t p

er
mi

ts 
(in

clu
din

g c
lea

rin
g, 

gr
ub

bin
g, 

an
d g

ra
din

g 
pe

rm
its

), 
the

 P
ro

jec
t A

pp
lic

an
t s

ha
ll r

eta
in 

a C
ity

-a
pp

ro
ve

d b
iol

og
ist

 to
 co

nd
uc

t fo
cu

se
d p

re
-

co
ns

tru
cti

on
 su

rve
ys

 fo
r b

ur
ro

wi
ng

 ow
ls.

 T
he

 su
rve

ys
 sh

all
 be

 pe
rfo

rm
ed

 no
 e

ar
lie

r t
ha

n 3
0 d

ay
s 

pr
ior

 to
 th

e c
om

me
nc

em
en

t o
f a

ny
 cl

ea
rin

g, 
gr

ub
bin

g, 
or

 gr
ad

ing
 ac

tiv
itie

s. 
If o

cc
up

ied
 bu

rro
ws

 ar
e 

de
tec

ted
, th

e C
ity

- a
pp

ro
ve

d b
iol

og
ist

 sh
all

 pr
ep

ar
e a

 pa
ss

ive
 re

loc
ati

on
 m

itig
ati

on
 pl

an
 su

bje
ct 

to
 th

e 
re

vie
w 

an
d a

pp
ro

va
l b

y t
he

 W
ild

life
 ag

en
cie

s a
nd

 C
ity

, in
clu

din
g a

ny
 su

bs
eq

ue
nt 

bu
rro

wi
ng

 ow
l 

re
loc

ati
on

 pl
an

s t
o a

vo
id 

im
pa

cts
 fr

om
 co

ns
tru

cti
on

-re
lat

ed
 ac

tiv
itie

s. 
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Pr

ior
 to

 is
su

an
ce

 of
 gr

ad
ing

 pe
rm

its
, th

e P
ro

jec
t A

pp
lic

an
t s

ha
ll s

ub
mi

t e
vid

en
ce

 to
 th

e s
ati

sfa
cti

on
 of

 
the

 D
ev

elo
pm

en
t S

er
vic

es
 D

ire
cto

r (
or

 th
eir

 de
sig

ne
e)

, s
ho

wi
ng

 th
at 

the
 fo

llo
wi

ng
 fe

atu
re

s o
f th

e 
Pr

es
er

ve
 E

dg
e 

Pl
an

s (
Ot

ay
 R

an
ch

 C
om

pa
ny

 20
13

a t
hr

ou
gh

 20
13

c) 
ha

ve
 be

en
 in

co
rp

or
ate

d i
nto

 
gr

ad
ing

 an
d l

an
ds

ca
pin

g p
lan

s: 

1.
Pr

ov
ide

 p
os

t a
nd

 fe
nc

ing
 a

nd
 si

gn
ag

e 
for

 se
ns

itiv
e h

ab
ita

t a
dja

ce
nt

 to
 tr

ail
s. 

Pr
ior

 to
 th

e 
iss

ua
nc

e 
of

 la
nd

 d
ev

elo
pm

en
t p

er
mi

ts,
 in

clu
din

g 
cle

ar
ing

 or
 gr

ub
bin

g 
an

d 
gr

ad
ing

 a
nd

/or
 

co
ns

tru
cti

on
 p

er
mi

ts,
 fo

r t
he

 p
ro

jec
t, 

th
e 

pr
oje

ct 
ow

ne
r s

ha
ll s

ub
m

it w
all

 a
nd

 fe
nc

e 
pla

ns
 

de
pic

tin
g 

ap
pr

op
ria
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CHAPTER 1 
EXECUTIVE SUMMARY 

This Environmental Impact Report (EIR) is an informational document intended for the use by 
the City of Chula Vista, other public agencies, and members of the general public in evaluating 
the potential environmental effects of the proposed University Villages Project, hereafter referred 
to as the proposed project. The proposed project encompasses Village Three North and a Portion 
of Village Four, Village Eight East, and Village Ten. Implementation of the proposed project 
requires Chula Vista General Plan Amendments (GPAs), Chula Vista Multiple Species 
Conservation Plan Boundary Adjustments (MSCPBAs), Otay Ranch General Development Plan 
Amendments (GDPAs), and Resource Management Plan Boundary Adjustments (RMPBAs). The 
project also proposes amendments to three approved SPA Plans; Otay Ranch Villages Two, Three, 
and a Portion of Village Four SPA Plan; Otay Ranch Village Seven SPA Plan; and the Otay Ranch 
Village Nine SPA Plan. 

Three SPA plans are proposed: (a) Otay Ranch Village Three North and a Portion of Village Four 
SPA Plan, (b) Otay Ranch Villages Eight East SPA Plan, and (c) Otay Ranch Village Ten SPA 
Plan. Three Tentative Maps (TMs) are also proposed: (a) Village Three North and a Portion of 
Village Four, (b) Village Eight East, and (c) Village Ten.  

CEQA statute Section 21002 requires that an EIR identify the significant effects of a project on 
the environment and provide measures or alternatives that can mitigate or avoid these effects. 
This EIR evaluates the environmental effects associated with development of the project and 
discusses the manner in which the project’s significant effects can be reduced or avoided through 
the implementation of mitigation measures or feasible alternatives to the proposed project. In 
accordance with Section 15130 of the CEQA Guidelines, this EIR also includes an examination 
of the effects of cumulative development.  

This EIR tiers from the 1993 Otay Ranch GDP Program EIR, and the 2005 GPU/GDPA Program 
EIR in accordance with CEQA Guidelines Section 15152. Additionally, the cumulative analysis 
in this EIR tiers from the 2013 GPA/GDPA Supplemental EIR also in accordance with CEQA 
Guidelines Section 15152. The 2006 Otay Ranch Village Two, Three, and Portion of Village 
Four SPA Plan Final Second Tier EIR (Second Tier EIR), the Otay Ranch Resource 
Management Plan (RMP), and the City of Chula Vista MSCP Subarea Plan have been 
incorporated by reference throughout the analysis provided in this EIR in accordance with Public 
Resources Code Section 21083 and CEQA Guidelines Section 15150.  

This summary provides a brief synopsis of: 1) the proposed project, 2) results of the 
environmental analysis contained within this environmental document, 3) alternatives to the 
proposed project that were considered, and 4) major areas of controversy and issues to be 
resolved by decision-makers. This summary does not contain the extensive background and 
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analysis found throughout the individual chapters within the EIR. Therefore, the reader should 
review the entire document to fully understand the project and its environmental consequences. 

1.1 PROJECT LOCATION AND SETTING 

The proposed project is located within the City of Chula Vista in southwestern San Diego 
County, approximately 3.5 miles east of downtown Chula Vista and 13 miles southeast of 
downtown San Diego (Figure 4-1). The proposed project area occupies approximately 1,375 
acres1 composed of Village Three North, a portion of Village Four, Village Eight East, and 
Village Ten within the Otay Valley Parcel of the adopted Otay Ranch GDP (Figure 4-2). In 
addition, the proposed project includes necessary off-site improvements totaling approximately 
160 acres. 

Otay Ranch lies within the East Planning Area of the City of Chula Vista, as identified in the 
City’s General Plan. The proposed project is a component of the Otay Ranch General 
Development Plan (Otay Ranch GDP), which organizes the Otay Ranch into 20 villages or 
planning areas.  

Historically, the Otay Valley Parcel, including the project area, has been used for ranching, 
grazing, dry farming, and truck farming activities. The project area is currently vacant and is 
generally comprised of gently sloping terrain covered with primarily non-native grasslands 
crossed by dirt roads and old cattle trails. 

The boundaries of the villages included in the proposed project differ from those identified in the 
Otay Ranch GDP due to ownership patterns that do not match the Otay Ranch GDP village 
boundaries. Village Three North encompasses a portion of Village Three as identified in the 
Otay Ranch GDP, as well as the open space area west of Village Three. The portion of Village 
Four included in the project area is within the Otay Ranch GDP boundaries of Village Four; 
however, it is limited to a strip of land extending southwest toward Village Three. Village Eight 
East encompasses the eastern part of Village Eight as identified in the Otay Ranch GDP, adjacent 
to State Route 125 (SR-125), as well as a portion of Village Seven. Village Ten includes the 
eastern portion of Village Nine and most of Village Ten. 

1.2 PROJECT DESCRIPTION 

Three SPA plans are proposed: (a) Otay Ranch Village Three North and a Portion of Village Four 
SPA Plan, (b) Otay Ranch Villages Eight East SPA Plan, and (c) Otay Ranch Village Ten SPA 

1 The current ownership is 1,363 acres; however, approximately 12 acres of land currently within the SR-125 
right-of-way adjacent to Village Eight East will be decertified and exchanged with CalTrans, resulting in a 
project total of 1,375 acres. 
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Plan. Three Tentative Maps (TMs) are also proposed: (a) Village Three North and a Portion of 
Village Four, (b) Village Eight East, and (c) Village Ten.  

The development program for the proposed project is based on the Chula Vista General Plan and 
the approved Otay Ranch planning documents (Otay Ranch GDP, Overall Design Plan, and other 
SPA plans for Otay Ranch), which describe the land use plans and general design characteristics 
of the Otay Ranch Villages. The village design is intended to provide balanced and diverse land 
uses, focus on transit and pedestrian orientation, and create a sense of place for village residents. 
The specific development program for each village is described in detail in Sections 4.2.2.1 
through 4.2.2.3, and the proposed land uses are provided in Table 1-1. For a complete project 
description please see Section 4.0. 

The proposed project is consistent with the Land Offer Agreement between the Applicant and 
the City, which consists of up to 6,897 homes and associated village land uses within the 
project site. Implementation of the proposed project requires Chula Vista GPAs, MSCPBAs, 
Otay Ranch GDPAs, and RMPBAs. The project also proposes amendments to three approved 
SPA Plans; Otay Ranch Villages Two, Three, and a Portion of Village Four SPA Plan; Otay 
Ranch Village Seven SPA Plan; and the Otay Ranch Village Nine SPA Plan. 
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1.2.1 Project Objectives 

Section 15124(b) of the CEQA Guidelines requires an EIR to include a statement of objectives 
for the proposed project that outlines the underlying purpose of the project and assist in the 
development of project alternatives. In addition to more specific objectives for each of the 
project’s components set forth later in this section, the SPA plan identifies the following general 
objectives of the proposed project: 

Implement the goals, objectives, and policies of the Chula Vista General Plan, the MSCP, the 
Otay Ranch GDP, the Otay Ranch Phase 1 and Phase 2 RMP, the Otay Ranch Facility 
Implementation Plan, the Otay Ranch Village Phasing Plan, and the Otay Ranch 
Service/Revenue Plan. 

Provide a wide variety of housing options, including affordable housing, to City residents, 
future students, and faculty of the planned 4-year university and employees of the Regional 
Technology Park, Village Eight West and Village Nine Town Centers and the EUC. 

Implement the City of Chula Vista Growth Management Ordinance to ensure that public 
facilities are provided in a timely manner and financed by the parties creating the demand 
for, and benefiting from, the improvements. 

Foster development patterns that promote orderly growth and prevent urban sprawl by 
comprehensively planning Villages Three North and a Portion of Village Four, Eight 
East, and Ten simultaneously. 

Add to the creation of a unique Otay Ranch image that differentiates Otay Ranch from 
other communities. 

Accentuate the relationship of the land use plan with its natural setting and the physical 
character of the region and promote effective management of natural resources by 
concentrating development in less sensitive areas while preserving large, contiguous open 
space areas with sensitive resources. 

Establish multi-use trail linkages to the Chula Vista Greenbelt, consistent with the Chula 
Vista Greenbelt Master Plan. 

Wisely manage limited natural resources. 

Implement the Otay Valley Regional Park (OVRP) Concept Plan within the SPA 
boundaries through the planning and provision of portions of connections to the City’s 
Greenbelt trail network. 

Establish land use and facility plans that assures the economic viability of the SPA Plan 
Areas in consideration of existing and anticipated economic conditions. 
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1.2.2 Discretionary Actions 

A discretionary action is an action taken by an agency that calls for the exercise of judgment in 
deciding whether to approve or how to carry out a project. The following discretionary actions 
are associated with the proposed project and will be considered by the Chula Vista Planning 
Commission and City Council:  

Certification of a Final EIR, adoption of the Mitigation Monitoring and Reporting 
Program pursuant to CEQA, and approval of the CEQA Findings and Statement of 
Overriding Considerations 

Approval of the Chula Vista General Plan Amendments (please see discussion in 
Section 4.2.8) 

Approval of the Otay Ranch GDP Amendments (please see discussion in Section 4.2.8) 

Approval of the Otay Ranch RMP Boundary Adjustment 

Approval of amendments to the Villages Two, Three, and a portion of Four SPA Plan; 
Village Seven SPA Plan and Village Nine SPA Plan 

Adoption of the Village Three North and a Portion of Village Four SPA Plan (please see 
discussion in Section 4.2.9) 

Adoption of the Village Eight East SPA Plan (please see discussion in Section 4.2.9) 

Adoption of the Village Ten SPA Plan (please see discussion in Section 4.2.9) 

Approval of three TMs; Village Three North and a Portion of Four, Village Eight East, 
and Village Ten (please see discussion in Section 4.2.6) 

Approval of the Chula Vista MSCP Subarea Plan Boundary Adjustment (please see 
discussion in Section 4.2.8) 

Approval of Grading Plans (please see discussion in Section 4.2.5) 

Habitat Loss and Incidental Take (HLIT) Ordinance Permit 

Amend the Development Agreement in accordance with the Land Offer  
Agreement provisions. 

Additionally, implementation of the project may require that the Applicant obtain approval, 
permits, licenses, certifications, or entitlements from various federal, state, and other local 
agencies, including but not limited to those listed in Table 1-2. 
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Table 1-2 
Future Discretionary Approvals and Permits 

Discretionary Approval/Permit 
Agency 

Description 
Agency 
Status Notes/Explanation 

Final “A” Map(s)/Financial Parcel 
Map(s)

City of Chula Vista Lead Agency Mapping to facilitate project financing. 

Final “B” Map(s) City of Chula Vista Lead Agency Final Mapping to facilitate development. 
Construction and Encroachment 
Permit(s) 

City of Chula Vista Lead Agency Construction and encroachment permits are 
required for work performed within the City’s road 
right-of-way.

License, Easement, Entry Permit, 
Encroachment Permit, Land Sale, 
Land Exchange, or Other Similar 
Action 

City of San Diego Responsible
Agency 

Approval to relocate City of San Diego waterlines 
through Villages Eight East and Ten from existing 
alignment into future alignment of Otay Valley 
Road/La Media Road. 

Construction and Encroachment 
Permit(s) 

Caltrans Responsible
Agency 

Construction and encroachment permits are 
required for work performed within Caltrans road 
right-of-way (SR-125). 

Site Plans City of Chula Vista Lead Agency Site plans for single-family residential, mixed-use 
sites, and park developments. 

Village Core Master Precise 
Plans 

City of Chula Vista Lead Agency Each SPA Plan includes a requirement to prepare 
a subsequent Master Precise Plan to better 
define the village core uses, character and site 
plan.

Section 401 Water Quality 
Certification 

RWQCB Responsible
Agency 

Action required for development projects affecting 
waters of the United States. 

Section 404 Permit – Clean 
Water Act  

ACOE  Responsible
Agency 

Action required for development projects affecting 
waters of the United States. 

Streambed Alteration 
Agreement/Memorandum of 
Understanding

CDFW Responsible
Agency/Trustee 
Agency 

Action required for development projects affecting 
jurisdictional streams/waters. 

Air Quality Permit SDAPCD Responsible
Agency 

Action required for construction and development 
projects using certain machinery, such as backup 
or emergency generators. 

NPDES Permit; General 
Construction Activity Storm Water 
Permit, including the Storm Water 
Pollution Prevention Plan  

RWQCB Responsible
Agency 

Action required for development projects.  

NPDES General Groundwater 
Extraction Waste Discharge 
Permit 

RWQCB Responsible
Agency 

Permit would be applicable if groundwater 
disposal is proposed during construction. 

General Construction Storm 
Water Permit 

RWQCB Responsible
Agency 

Action required for development projects. 

Subarea Master Plan  OWD Responsible
Agency 

Reporting approval required from OWD for overall 
water availability, service connection, etc. 

Caltrans = California Department of Transportation; RWQCD = Regional Water Quality Control District; ACOE = U.S. Army Corps of Engineers; 
CDFW = California Department of Fish and Wildlife; SDAPCD = San Diego Air Pollution Control District; NPDES = National Pollutant Discharge 
Elimination System; OWD = Otay Water District 
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1.3 AREAS OF CONTROVERSY 

The Notice of Preparation (NOP) was distributed on July 22, 2013 to interested agencies, 
organizations, and parties for a 30-day public scoping period that ended on August 21, 2013. 
Additionally, a public scoping meeting was held on August 7, 2013, from 3:00 p.m. to 5:00 
p.m., at 276 Fourth Avenue (Building C, Room B129), Chula Vista, California, 91910, to 
gather additional public input. Comments received during the NOP public scoping period were 
considered during the preparation of this EIR. The NOP and comments are included in 
Appendix A to this EIR Comments covered a variety of topics, including increases in traffic 
within Chula Vista and surrounding jurisdictions, potential hazardous materials/air toxics and 
nuisance impacts due to proximity to the Otay Landfill, impacts to the OVRP, impacts to 
biological resources and the MSCP Preserve, stormwater runoff, and loss of industrial land. 
These issues are analyzed in this EIR. 

1.4 ISSUES TO BE RESOLVED BY THE CITY COUNCIL 

The issues to be resolved by the decision-making body are whether to adopt the proposed project 
and how to mitigate significant effects created by its implementation. The City will decide if 
benefits of the project outweigh any significant unmitigable impacts associated with visual 
character (change from rural, open land to urban uses), traffic (level of service standards and 
congestion management), air quality (consistency with regional air quality plans, air quality 
standards, operational emissions), agricultural resources (incremental loss of agricultural land), 
sewer treatment (potential need for additional sewage treatment capacity), energy (guarantee of 
future energy resources), and global warming (consistency with regional air quality plans, 
operational emissions).  

The City will also decide if the significant impacts associated with the environmental issues of 
land use, landforms and aesthetics, transportation and traffic, air quality, noise, cultural 
resources, paleontological resources, biological resources, agricultural resources, water quality 
and hydrology, geology and soils, public services, utilities, climate change, hazards and risk of 
upset, population and housing, and mineral resources have been fully mitigated below a level of 
significance. Lastly, the City would determine whether any alternative might meet the key 
objectives of the project while reducing its environmental impact. 

1.5 PROJECT ALTERNATIVES 

Pursuant to the California Environmental Quality Act (CEQA) Guidelines, EIRs are required 
to “describe a range of reasonable alternatives to the project, or to the location of the project, 
which would feasibly attain most of the basic objectives of the project but would avoid or 
substantially lessen any of the significant effects of the project, and evaluate the comparative 
merits of the alternatives” (14 CCR 15126.6(a)). This EIR “must consider a reasonable range 
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of potentially feasible alternatives that will foster informed decision making and public 
participation” (14 CCR 15126.6(a)). The alternatives discussion is required even if these 
alternatives “would impede to some degree the attainment of the project objectives, or would 
be more costly” (14 CCR 15126.6(b)).

1.5.1 No Project Alternative 

CEQA Guidelines Section 15126.6 requires the inclusion of a No Project Alternative to be 
analyzed. Per CEQA, a No Project Alternative would entail analysis of no build and no 
development would occur on Village Three North and a Portion of Village Four, Village Eight 
East, or Village Ten. Accordingly, the site characteristics of this alternative would be equivalent 
to the existing conditions for each category analyzed in Section 5.0 of this EIR. Although no 
development would occur, surrounding land uses and villages would continue to be built-out.  

1.5.2 Existing GP and GDP Alternative 

Under the Existing GP and GDP Alternative, the villages would develop consistent with the 
existing General Plan and Otay Ranch GDP. The adopted Otay Ranch GDP land uses village 
boundaries are different than those in the proposed project. Village Three North is within 
Village Three as shown in the Otay Ranch GDP and planned as an “Industrial” village. The 
Portion of Village Four is the same as the proposed project, with a portion designated as “Open 
Space,” and a portion designated for “Community Park.” No residential units were allocated to 
Village Three North or the Portion of Village Four by the Otay Ranch GDP. As discussed in 
Section 2.0, Introduction, and Section 3.0, Environmental Setting, the General Plan and Otay 
Ranch GDP designate Village Three North for Limited Industrial land uses in a business park 
setting that reflects the unique characteristics of the landform and surrounding development. A 
1,000 foot nuisance easement area surrounds the Otay Landfill and extends into the northern 
portion of Village Three. General Plan Policy E 6.4 does not allow the placement of sensitive 
receptors, such as a residential land use, within 1,000 feet of a major toxic emitter. In the case of 
proposed Village Three North land uses, planned residential land uses are considered sensitive 
receptors and the landfill to the north of Village Three is considered a toxic emitter. Further, 
Village Three North was a part of the previously approved Village Two, Village Three and 
Portion of Village Four Sectional Planning Area (SPA) Plan which identified Village Three 
North for Industrial and CPF development. 

The General Plan designates Village Eight East for residential uses including Residential Mixed 
Use, Residential Medium–High, Residential Low–Medium, Public and Quasi Public, Parks and 
Recreation, and Open Space. The Otay Ranch GDP designates Village Eight East as an urban 
village with single-family and multi-family residential, and a mixed-use village core. Under the 
Otay Ranch GDP, a portion of what is proposed as Village Eight East is within the Village Seven 
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SPA Plan boundary. This portion of Village Seven is designated as Open Space. The Otay Ranch 
GDP allocates Village Eight East a total of 928 residential units.  

The General Plan designates Village Ten as part of the University Study Area. The village is 
designated Public and Quasi Public uses. The Otay Ranch GDP has two land uses identified for 
Village Ten. The primary land use designates Village Ten as Public and Quasi-Public for a university 
campus site; the secondary land use designates Village Ten as an urban village with single-family 
and multifamily residential, a mixed-use village core, and a community park. The Otay Ranch GDP 
allocates the secondary land use designation for Village Ten a total of 642 residential units.  

This alternative includes generally the same development area as the proposed project (Figure 
10-1); however, the land uses are reconfigured per the Otay Ranch GDP and no Give/Take is 
proposed to convert Preserve areas to development nor any development areas to Preserve. 
This alternative would not require an MSCP Preserve Boundary Adjustment or GDPA related 
to increased densities, circulation element modifications, and the allowance of residential land 
uses within the landfill nuisance easement area; however, as described further below in Land 
Use, a GPA would be required for residential land uses in Village Ten to be consistent with the 
Otay Ranch GDP land use. 

A total of 1,570 residential units would be built under the Existing GP and GDP Alternative. 
Using a household coefficient of 3.24 persons per household, this alternative would increase the 
population by 5,087 people. Overall, this alternative would not provide enough housing for the 
projected growth anticipated in the region; therefore, this alternative would not meet the project 
objective of providing a wide variety of residential units to accommodate future growth. 

1.5.3 Reduced Density Alternative 

The Reduced Density Alternative would follow the same land use pattern as the proposed 
project, with the exception of having reduced maximum dwelling units for multi-family and 
mixed-use land uses. Instead of the proposed 45.0+ du/ac for multi-family land uses, the 
Reduced Density Alternative would assume the Otay Ranch GDP’s maximum density of 18.0 
du/ac for multi-family land uses; and instead of the proposed 44.4 du/ac for mixed-use land uses, 
the Reduced Density Alternative would assume the Otay Ranch GDP’s maximum density of 27.0 
du/ac for mixed-use land uses. Similar to the proposed project, the Reduced Density Alternative 
would also require a General Plan amendment, an Otay Ranch GDP amendment, and a MSCP 
Subarea Plan Boundary Adjustment as detailed below.  

This alternative would include the same development area as the proposed project. The proposed 
project would result in 2,640 single-family dwelling units, 3,737 multi-family dwelling units, and 
520 mixed-use dwelling units, for a total of 6,897 dwelling units. The Reduced Density Alternative 
would retain the 2,640 single-family dwelling units, but reduce the number of multi-family units to 
1,413 multi-family dwelling units and would not provide any mixed-use dwelling units. Therefore, 
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the Reduced Density Alternative would have a decrease of 2,324 multi-family dwelling units, and 
a decrease of 520 mixed-use dwelling units, for a total reduction in dwelling units of 2,844 
compared to the proposed project. Overall, the Reduced Density Alternative would have a 41% 
decrease in dwelling units and a 41% decrease in population compared to the proposed project. 
Further, because of the decrease in dwelling units and population, the Reduced Density Alternative 
would reduce the amount of park demand such that the Village Eight East Community Park (P-2) 
would not be developed, thus, this alternative would not be compliant with project objectives. 

1.5.4 Nuisance Easement Alternative  

General Plan Policy E 6.4 does not allow the placement of sensitive receptors within 1,000 feet 
of a major toxic emitter. In the case of proposed Village Three North land uses, planned 
residential land uses are considered sensitive receptors and the landfill to the north of Village 
Three is considered a toxic emitter. The landfill property’s southern boundary is within 
approximately 450 feet of planned residential land uses within Village Three North and the 
active landfill2 is approximately 700 feet away from planned residential land uses.  

The Nuisance Easement Alternative would remove result in fewer residential land uses within 
1,000 feet from the active portion the nuisance easement area of the Otay Landfill. This 
Nuisance Easement Alternative has been developed to comply with the City of Chula Vista 
General Plan Policy E 6.4, which does not allow sensitive receptors within 1,000 feet of a “toxic 
emitter.” Per direction from City staff, this alternative has been evaluated at the project level to 
provide an actionable item for the decision making body, should this become the preferred plan.  

The Nuisance Easement Alternative would only affect Village Three North and there would be 
no changes to the Portion of Village Four, Village Eight East, or Village Ten. Therefore, all 
discretionary actions, impacts and conclusions, and mitigation measures related to these villages 
as discussed in Section 4.0 and Section 5.0 are identical to the proposed project. In Village Three 
North this alternative plan includes the same number of overall units as the proposed Village 
Three North project and the development area is identical to the proposed project (i.e., no 
additional grading areas), the following differences exist between the proposed project and this 
alternative land plan for Village Three North: 

The single-family neighborhoods north of Tributary Street and between Santa Maya and 
Santa Picacho (proposed project neighborhoods R-1, R-4 and R-5) would be replaced by 
MF-18, Mixed Use Residential/Commercial neighborhood MU-1 and Neighborhood Park 
P-1. As shown in Figure 10-3, the 1,000-foot setback from the active portion of the 
landfill bisects the mixed use pad (MU-1). The Nuisance Easement Alternative would 

2 The “active portion” of the landfill is defined as cells which have accepted waste but have not undergone final 
closure. This represents portions of the landfill which could become the “working face,” or the area being filled 
with waste. 
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designate non-residential commercial and park uses on the north side of this line, and 
multi-family residential uses on the south side of this line. 

The single family neighborhoods Tributary Street “C” and west of Santa Maya (proposed 
project neighborhoods R-2, R-3 and R-6) would be converted to Multi-Family 
neighborhood R-17 and Open Space (O-4). 

The former MU-2a – 2f (Mixed Use Commercial/Office) and CPF-1 site north of 
Tributary Street between Santa Picacho and Santa Macheto would be revised to MU-
2/CPF-1 and MU-3, which would allow for Mixed Use with non-residential uses north of 
the 1,000’ setback and multi-family residential uses on the south side of the setback. 

The School site would move to the proposed project’s P-1 Neighborhood Park site. The 
proposed project’s S-1 Elementary School site would be converted to neighborhood R-10 
and lotted as single family homes. 

The proposed project’s O-1 Office site would be converted to a Commercial site (C-1) 
and would be slightly increased to coincide with the 1,000-foot setback. As a result of 
this increase the proposed project’s R-21a – c multi-family site would be reduced and 
become neighborhood R-16 under the Nuisance Easement Alternative. 

The Nuisance Easement Alternative would meet all the project objectives. This alternative is 
superior to the proposed project because it would slightly reduce vehicle trips and associated 
operational air quality emissions, and not result in the less development of residential units 
within the nuisance easement area of the Otay Landfill. Therefore, fewer sensitive receptors 
would be exposed to landfill odors. 

1.5.5 Otay SRP Alternative  

The Otay Subregional Plan (SRP) Alternative depicts the County of San Diego’s primary land 
uses for Villages Three North, the Portion of Four, Eight East and Ten (Figure 10-4). The Otay 
SRP Alternative is consistent with the land uses and village boundaries that currently exist in the 
Otay Ranch GDP with the exception of Village Three. The Otay Ranch GDP designates 
industrial land uses in Village Three and does not designate any residential land uses. 
Conversely, the Otay SRP does designates industrial land uses in Village Three North (as part of 
Planning Area 18-B) and also include residential land uses. The land uses designated, as well as 
the number of dwelling units allocated, in a Portion of Village Four, Village Eight East, and 
Village Ten are the same under the Otay SRP as they are in the Otay Ranch GDP. Therefore, this 
analysis will focus on the difference between the Otay Ranch GDP and Otay SRP for the Village 
Three North area. 

The General Plan designates industrial land uses within Village Three and does not designate any 
residential land uses, similar to the Otay Ranch GDP. Under the County Otay SRP, Village 
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Three is allocated 613 single-family dwelling units and 128 multi-family dwelling units, for a 
total of 741 dwelling units. Using a household coefficient of 3.24 persons per household, this 
alternative would result in approximately 2,401 people in Village Three. In comparison to the 
proposed project, the Otay SRP Alternative would result in a decrease 4,586 dwelling units, 
which would result in the reduction of the population by 14,858 people. The Otay SRP 
Alternative would also implement Planning Area 18-B (which was incorporated as part of 
Village Three in the Otay Ranch GDP) which calls for 69.7 acres of Industrial uses west of 
Heritage Road. 

1.5.6 Environmentally Superior Alternative  

Section 15126.6(e)(2) of the CEQA Guidelines states that if the environmentally superior 
alternative is the No Project Alternative, the EIR shall also identify an environmentally 
superior alternative among the other alternatives. The Nuisance Easement Alternative was 
developed during preparation of the Draft EIR and was found to be the environmentally 
superior alternative. The proposed project’s design placed residential land uses within 1,000 
feet of the property boundary of the Otay Landfill (i.e., the 1,000-foot nuisance easement area), 
which was consistent with the General Plan Policy E 6.4, as then written. However, as noted in 
Section 5.1, Land Use, General Plan Policy E 6.4 was amended during the writing of this EIR 
such that residential land uses were prohibited within 1,000 feet of a “major toxic emitter,” that 
according to City staff, includes the existing Otay Landfill. Therefore, the EIR’s Nuisance 
Easement Alternative was developed to avoid placing residential land uses within 1,000 feet of 
the active portion of the Landfill, resulting in reduced impacts due to potential incompatible 
land uses compared to the proposed project, which located such residential uses within 1,000 
feet of the Landfill. 

Prior to the release of the DEIR, City staff notified the project applicant that the City had 
been negotiating with the Landfill operator on an Amended and Restated Landfill Expansion 
Agreement (Agreement). The Agreement, among other things, clarified the location of the 
“residential setback” with respect to the active area of the Otay Landfill.  Specifically, 
Section 2.5 of the Agreement states, in part, that the “City shall not allow the construction of 
residential units on properties within 1,000 feet of the active area of the Otay Landf ill, as 
illustrated on the attached drawing” shown in Exhibit B of the Agreement.  Section 2.5 
further provides that the Landfill operator “shall keep the active area of the landfill at least 
1,000 feet away from any constructed residential units.” Moreover, Section 2.5 requires the 
parties to the Agreement to meet and confer from time to time as appropriate to coordinate 
regarding implementation of the obligations set forth in that section of the Agreement. Based 
on this Agreement, which is a valid expression and implementation of the City’s police 
power and zoning authority to avoid the proximity of incompatible land uses, residential 
units in the proposed project would not be allowed to be constructed within 1,000 feet of the 
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then active area of the Otay Landfill, as shown on revised Exhibit B of the Agreement. At a 
duly noticed public meeting held on August 12, 2014 (i.e., during the public review period 
for the Draft EIR), the City Council adopted a resolution approving the Agreement and 
authorizing the Mayor to execute it on behalf of the City. 

Based on the language in the public notice for the Agreement, mitigation measure MM LU-4 
was added to the Draft EIR, which requires that the proposed project include a residential 
setback that precludes the construction of residential units on properties within 1,000 feet from 
the “then active” area of the Otay Landfill. This setback requirement is similar to the Nuisance 
Easement Alternative contained in the Draft EIR.  

To be consistent with the setback set forth in the Agreement, the applicant revised the proposed 
project’s tentative map for Village Three and a Portion of Village Four (October 2014) to show 
the limits of the active portion of the landfill.  

As a result of these various developments, when the Draft EIR was released for public 
review, both the proposed project (with implementation of mitigation measure MM LU-4 and 
compliance with the Agreement) and the Nuisance Easement Alternative restricted 
residential development within 1,000 feet of the active portion of the Otay Landfill. The 
proposed project accomplished this through inclusion of MM LU-4; and the Nuisance 
Easement Alternative through a land use plan that did not include residential uses within the 
1,000-foot setback. The result was two very similar development plans and land uses and, 
therefore, similar associated impacts.  

The overall unit count remained the same for both plans (1,597 units), although in order to 
achieve this total in the Nuisance Easement Alternative, the ratio of multi-family homes to single 
family homes was greater for the Alternative than the proposed project. In addition, the Nuisance 
Easement Alternative provided for more acreage of non-residential uses, including more 
commercial/retail uses than the proposed project. More specifically, the Nuisance Easement 
Alternative differs from the proposed project as follows: 

The single-family neighborhoods north of Tributary Street and between Santa Maya and 
Santa Picacho (proposed project neighborhoods R-1, R-4 and R-5) would be replaced by 
MF-18, Mixed Use Residential/Commercial neighborhood MU-1 and Neighborhood Park 
P-1. As shown in Figure 10-3, the 1,000-foot setback from the active portion of the 
landfill bisects the mixed use pad (MU-1). The Nuisance Easement Alternative would 
designate non-residential commercial and park uses on the north side of this line, and 
multi-family residential uses on the south side of this line. 
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The single family neighborhoods Tributary Street “C” and west of Santa Maya (proposed 
project neighborhoods R-2, R-3 and R-6) would be converted to Multi-Family 
neighborhood R-17 and Open Space (OS-4). 

The former MU-2a – 2f (Mixed Use Commercial/Office) and CPF-1 site north of 
Tributary Street between Santa Picacho and Santa Macheto would be revised to MU-
2/CPF-1 and MU-3, which would allow for Mixed Use with non-residential uses north of 
the 1,000’ setback and multi-family residential uses on the south side of the setback. 

The School site would move to the proposed project’s P-1 Neighborhood Park site. The 
proposed project’s S-1 Elementary School site would be converted to neighborhood R-10 
and lotted as single family homes. 

The proposed project’s O-1 Office site would be slightly increased to coincide with the 
1,000-foot setback. As a result of this increase the proposed project’s R-21a – c multi-
family site would be reduced and become neighborhood R-16 under the Nuisance 
Easement Alternative. 

Although very similar, the impacts of the Nuisance Easement Alternative differ in that the mix of 
land uses would

generate 38 fewer average daily trips (0.2%)than the proposed project; 

use approximately 186 gpd (0.03%) more potable water, which is offset by the use 
approximately 1,477 gpd (0.9%) more recycled water;  

increase sewage flows by approximately 4,145 gpd (0.8%); and; 

reduce the amount of residential units within the nuisance easement area (1,000 feet from 
property line).  

Various technical memoranda were prepared at the project level (traffic, air quality, noise, 
biology, drainage and water quality, water and sewer) to compare impacts. As summarized 
above, these memoranda found that impacts are virtually the same. This alternative would result 
in a slight reduction in trips and associated reduced operational air quality emissions, and 
reduction of units within the nuisance easement area. Therefore, this alternative does not avoid or 
substantially minimize any impacts of the proposed project identified as significant and 
unavoidable; nor does the slight increase in potable and recycled water usage, or increase in 
sewer generation, result in new or greater impacts compared to the proposed project.  

Based on the City’s assessment of the potential significant impacts of both the proposed project 
and the Nuisance Easement Alternative, the City finds that the Nuisance Easement Alternative 
remains the environmentally superior alternative among the other alternatives identified in the 
Draft EIR.  
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The No Project Alternative would result in the least environmental impacts and would be the 
environmentally superior alternative. However, Section 15126.6(e)(2) of the CEQA Guidelines 
states that if the environmentally superior alternative is the No Project Alternative, the EIR shall 
also identify an environmentally superior alternative among the other alternatives. In this case, 
the environmentally superior alternative is the Nuisance Easement Alternative. The Nuisance 
Easement Alternative meets all of the projects goals and objectives and eliminates potential 
hazards associated with the Otay Landfill by not developing any residential units within the 
1,000 nuisance easement area. 
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d m
itig

ati
on

 w
ou

ld 
be

 
re

qu
ire

d t
o r

ed
uc

e p
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e d
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r d
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 D
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 p
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 o
f N

at
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s t
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 D
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 C
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 D
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 D
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r s
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e C
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ra
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e p
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e p
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pro
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e D
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 D
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o c
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a d
oc

tor
ate

 or
 a 

ma
ste

r’s
 de

gre
e i

n p
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l p
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l c
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ts 
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i.e
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 D
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r f
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d f
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l m
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il m
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nto
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l m
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e d
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l c

utt
ing
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en

sit
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olo

gic
 

for
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tio
ns

 (i.
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 un
na

me
d r

ive
r t

er
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ce
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po
sit

s o
f th

e M
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ion
 

Va
lle

y F
or

ma
tio

n)
 to

 in
sp

ec
t c

uts
 fo

r c
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tai
ne

d f
os

sil
s. 
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l c
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tia
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ics
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He
 or

 sh
e s

ha
ll 

pe
rio

dic
all

y (
ev

er
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ev
er

al 
we

ek
s) 
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pe

ct 
or

igi
na

l c
uts

 
in 

de
po

sit
s w

ith
 an

 un
kn

ow
n r

es
ou

rce
 se

ns
itiv

ity
 (i.

e.,
 

Qu
ate

rn
ar

y a
llu

viu
m)

.  
B.

In 
the

 ev
en

t th
at 

fos
sil

s a
re

 di
sc

ov
er

ed
 in

 un
kn

ow
n, 

low
, o

r m
od

er
ate

ly 
se

ns
itiv

e f
or

m
ati

on
s, 

the
 A

pp
lic

an
t 

sh
all

 in
cre

as
e t

he
 pe

r-d
ay

 fie
ld 

m
on

ito
rin

g t
im

e. 
Co

nv
er

se
ly,

 if 
fos

sil
s a

re
 no

t d
isc

ov
er

ed
, th

e 
mo

nit
or

ing
, a

t th
e d

isc
re

tio
n o

f th
e P

lan
nin

g 
De

pa
rtm

en
t, s

ha
ll b

e r
ed

uc
ed

. A
 pa

leo
nto

log
ica

l 
mo

nit
or

 is
 no

t n
ee

de
d d

ur
ing

 gr
ad

ing
 of

 ro
ck

s w
ith

 no
 

re
so

ur
ce

 se
ns

itiv
ity

 (i.
e.,

 S
an

tia
go

 P
ea

k V
olc

an
ics

, 
me

tav
olc

an
ic 

po
rtio

n)
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 W
he

n f
os

sil
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re
 di
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ed

, th
e p

ale
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tol
og

ist
 (o

r 
pa

leo
nto

log
ica

l m
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ito
r) 

sh
all
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co

ve
r t

he
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 In
 m
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t c
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, th
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fos
sil
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ge
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n b
e c
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ple
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 a 
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or
t p
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 tim

e. 
Ho
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ve

r, 
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me
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il s
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cim
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 a 

co
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let
e w
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le 
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ton
) m

ay
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qu
ire
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 ex
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de

d s
alv

ag
e t

im
e. 

In 
the
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nto

log
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r p

ale
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ica
l m
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ito

r) 
sh
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rt,
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din
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fos
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 m
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e o
f th
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il r
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y b
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 at
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e p
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, p
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l c
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e S
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 D
ieg
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Na
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al 

Hi
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Mu
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. A
 fin

al 
su
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y r
ep
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ha
ll b

e 
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ed
. T

his
 re

po
rt 

sh
all

 in
clu

de
 di

sc
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sio
ns

 of
 th

e m
eth

od
s 
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ed

, s
tra

tig
ra

ph
y e

xp
os

ed
, fo

ss
ils

 co
lle

cte
d, 

an
d s

ign
ific

an
ce

 of
 

re
co

ve
re

d f
os

sil
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e p

ro
po

se
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jec

t w
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ld 
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en

t 
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all

 G
en
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al 

Pl
an

 go
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, o
bje
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ve

s, 
an

d 
po
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 re
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 pa
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at 

mo
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r 
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e C
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De
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W
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 S
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n s
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t a
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ed
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se
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e p
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e t
he

 
fol

low
ing

: O
tay

 ta
rp
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nd
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l c
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nd
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e 

ide
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fie
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Su
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rsh
-e
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l b
ur
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er
 gr
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s. 
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of 

the
 pr
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ct 
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 re
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at 
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 an
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als

 an
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s c
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tus
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 sp
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ld 
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 of
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e p

ro
po

se
d p

ro
jec

t. I
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ts 

wo
uld
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ist
 of
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ng
, h
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an
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tiv
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se
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, n
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e, 
an

d d
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CHAPTER 2 
INTRODUCTION 

This chapter of the Environmental Impact Report (EIR) describes the purpose, scope and 
legislative authority of the EIR, the intent of the California Environmental Quality Act (CEQA) 
and other pertinent environmental rules and regulations, and the environmental review process. 
The section also includes the structure, required contents, and relationship of the EIR to other 
potential responsible or trustee agencies.  

2.1 PROJECT PURPOSE AND BACKGROUND 

This EIR addresses the environmental effects associated with the proposed University Villages 
Project (proposed project), which encompasses Village Three North and a Portion of Village 
Four, Village Eight East, and Village Ten. Implementation of the proposed project requires 
Chula Vista General Plan Amendments (GPAs), Chula Vista Multiple Species Conservation Plan 
Boundary Adjustments (MSCPBAs), Otay Ranch General Development Plan Amendments 
(GDPAs), and Resource Management Plan Boundary Adjustments (RMPBAs). The project also 
proposes amendments to three approved Sectional Planning Area (SPA) Plans: Otay Ranch 
Villages Two, Three, and a Portion of Village Four SPA Plan, adopted by the Chula Vista City 
Council on June 4, 2006; Otay Ranch Village Seven SPA Plan, adopted by the Chula Vista City 
Council on October 4, 2004; and the Otay Ranch Village Nine SPA Plan, adopted by the Chula 
Vista City Council on June 3, 2014. 

Three SPA plans are proposed: (a) an Otay Ranch Village Three North and a Portion of Village 
Four SPA Plan, (b) Otay Ranch Village Eight East SPA Plan, and (c) Otay Ranch Village Ten 
SPA Plan. Three Tentative Maps (TMs) are also proposed: (a) Village Three North and a Portion 
of Village Four, (b) Village Eight East, and (c) Village Ten.  

This EIR was prepared in accordance with CEQA (Public Resources Code, Section 21000 et 
seq.), the CEQA Guidelines (14 California Code of Regulations (CCR) Section 15000 et seq.), 
and the City’s Environmental Review Procedures. The City is the lead agency for the EIR and 
processing of the proposed project.  

This EIR provides decision makers, public agencies, and the public with detailed information 
about the potential for significant adverse environmental impacts to occur as a result of the 
proposed project. As determined in the case Ballona Wetlands Trust v. City of Los Angeles
(2011) 201 Cal.App.4th 455, “An EIR must identify and analyze the significant environmental 
impacts that may result from the project (PRC Section § 21100(a)(b); Guidelines,§§ 15126.2(a), 
15143). It must include facts and analysis sufficient to allow the decision makers and the public 
to understand the environmental consequences of the project. The analysis need not be 
exhaustive, but it must be reasonably complete and reflect a good faith effort at full disclosure 
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(Ballona Wetlands Trust v. City of Los Angeles (2011) 201 Cal.App.4th 455, 473-474).” The 
purpose of an EIR is to identify the significant effects of a project on the environment, not the 
significant effects of the environment on the project.  

Responsible agencies will use this EIR to fulfill their legal authority associated with permits 
issued for the proposed project. The analysis and findings in this document reflect the 
independent judgment of the City. 

2.2 HIERARCHY OF OTAY RANCH PLANNING DOCUMENTS 

Due to the size and complexity of Otay Ranch, both the planning and environmental 
documentation for the specific planning areas or villages within the Otay Ranch have been 
tiered, in accordance with CEQA Statute Section 21093 and CEQA Guidelines Section 15152. 
As specific villages and planning areas are proposed for development, second-tier documentation 
is required for more precise or project-level planning and project-specific environmental 
documentation. This EIR relies upon several previously certified EIRs, as discussed below. 

2.2.1 City of Chula Vista General Plan/Otay Ranch General 
Development Plan 

California law requires that each county and city adopt a General Plan “for the physical 
development of the County or City, and of any land outside its boundaries which…bears 
relation to its planning” (CCR Section 65300). Each General Plan must be internally consistent 
and all discretionary land use plans and projects must also be consistent with the General Plan. 
The Chula Vista General Plan outlines goals, policies and objectives for land uses within Chula 
Vista in response to the community’s vision for the City. The General Plan includes specific 
requirements in the Land Use and Transportation Element for master planned communities and 
resource management plans for water, air quality, recycling, solid waste management, and 
energy. A comprehensive General Plan Update was adopted in 2005 and is discussed in detail 
below. The latest update to the General Plan and Otay Ranch GDP was in February 2013.  

In 1993, the City of Chula Vista and County of San Diego jointly processed the Otay Ranch 
GDP/Otay Subregional Plan (SRP). Otay Ranch is an approximately 23,000-acre master 
planned community in southern San Diego County, partly within the limits of the City. The Otay 
Ranch GDP includes plans for multiple urban villages and town centers, resort village, university 
site, regional technology park, regional open space preserve, freeway commercial area, the 
Eastern Urban Center, industrial areas, and two rural estate planning areas. Otay Ranch includes 
the Otay Ranch Preserve, a hard-line preserve encompassing approximately 11,375 acres set 
aside, or to be set aside, as mitigation for impacts to sensitive biota resources and associated 
species resulting from Otay Ranch development occurring within both the City and County. 
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The Otay Ranch GDP groups residential areas into “Villages.” The heart of the village is the 
“village core.” Pursuant to the guidelines in the Otay Ranch GDP, village cores are 
strategically located within each village. These are mixed-use areas designed to contain 
essential facilities and services such as elementary schools, shops, civic facilities, childcare 
centers, local parks, and higher-density housing. 

2.2.1.1 1993 Otay Ranch General Development Plan and Program EIR 

The Otay Ranch GDP/SRP was originally adopted by the Chula Vista City Council and the San 
Diego County Board of Supervisors on October 28, 1993, and was accompanied by certification 
of the Final Program EIR and related technical addendum (SCH No. 89010154). In addition to 
establishing community-wide land use policies, the Otay Ranch GDP includes an Overall Design 
Plan, which presents a design context for Otay Ranch that serves as a basis for individual SPA 
Plans. The Otay Ranch GDP groups residential areas into “Villages.” Village cores are 
strategically located, mixed-use areas designed to contain essential facilities and services.  

The 1993 Otay Ranch GDP was amended in 1996 as part of the approval of the first SPA plan in 
Otay Ranch (SPA One) and again in conjunction with the General Plan Update process in 2005, 
and was recently updated in February 2013, as described below. The 2013 General Plan 
Amendment included the existing land uses, which are the 2001 Otay Ranch GDP uses. 

The analysis within this EIR tiers from the 1993 Otay Ranch GDP Program EIR because the 
proposed project implements land uses (although at a different intensity), a circulation network, 
and village design policies that were analyzed in the Otay Ranch GDP, and because the certified 
Program EIR assessed the significant environmental effects associated with development of the 
entire Otay Ranch area at a programmatic level, including the proposed project site. Therefore, 
the analysis herein will be “tiered” from the certified 1993 Program EIR in accordance with
Public Resources Code Section 21093(a) and CEQA Guidelines Section 15168(c). Public 
Resources Code Section 21093 encourages a lead agency to tier from a previously certified 
program EIR, whenever feasible.  

2.2.1.2 Otay Ranch SPA One EIR 

The Second Tier EIR for Otay Ranch SPA One and Annexation (SCH # 94101046 – “SPA One 
EIR”) was adopted by the Chula Vista City Council in April of 1996. The SPA One EIR 
analyzed the potential impacts associated with implementation of the first SPA Plan in Otay 
Ranch. As required by the Otay Ranch GDP and Program EIR, the SPA One EIR included the 
preparation and consideration of the Phase 2 Resource Management Plan (Phase 2 RMP) which 
implemented a series of tasks such as preparing Ranch-wide studies, establishing the Preserve 
conveyance plan, creating the preserve financing mechanism, and setting requirements for the 
Otay Ranch Preserve Owner/Manager. The Phase 2 RMP conveyance requirement established 
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the mechanism for land to be dedicated to the Otay Ranch Preserve which allowed for the 
assemblage of a connected, integrated, managed, fully-funded Preserve to mitigate biological 
impacts within the developed portions of Otay Ranch and became a major component of the 
Chula Vista MSCP Subarea Plan. 

2.2.1.3 2005 Chula Vista General Plan Update/Otay Ranch General Development 
Plan Amendment and Program EIR 

In 2005, the City of Chula Vista completed a comprehensive update of its General Plan, which 
included an amendment to the GDP (hereinafter referred to as the 2005 GPU/GDPA). The 2005 
GPU/GDPA Program EIR (EIR 05-01) was certified on December 13, 2005.  

The analysis within this EIR also tiers from the 2005 GPU/GDPA Program EIR, because 
existing conditions for the entire Otay Ranch area were assessed as part of the 2005 GPU/GDPA. 
The 2005 GPU/GDPA analyzed the environmental impacts associated with the adopted General 
Plan Preferred Alternative (as well as three other project level alternatives). However, not all of 
the components proposed as part of the Preferred Alternative were adopted. The rejected 
components of the Preferred Alternative were designated as Deferral Areas1, and included 
Villages Eight East and Ten. The following provides a description of the components that were 
adopted and those that were designated as “Deferral Areas,” as they pertain to the University 
Villages Project (proposed project): 

Adopted Components 

Village Three - The 2005 GPU/GDPA included amendments to the GDP, which eliminated the 
secondary residential urban village scenario that the County identified as its primary land use, in 
the County SRP, and the City of Chula Vista identified as an alternative land use to Industrial. 
The land was annexed to the City in 1995 and the County no longer had jurisdiction over the 
property. The land use designations for Village Three remained the same as the land uses 
adopted as part of the original 1993 Otay Ranch GDP.  

Village Four - The 2005 GPU/GDPA removed 84 acres of land in Village Four and incorporated it 
with Village Eight. This component was adopted, but amendments to land uses within the 84 acres 
were not (see below). Another adopted component of the 2005 GPU/GDPA was the designation of 
82 gross-acres in the northern portion of Village Four as a major Community Park.  

1  Deferral Areas – Portions of the Central and Eastern University Districts where land use and policy changes analyzed in 
the 2005 GPU/GDPA were not approved as described in Resolution 2005-424 and GDP Resolution 2004-427.  
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Deferral Areas 

Village Eight - The 2005 GPU/GDPA Preferred Alternative included, but was not limited to, 
designating the Regional Technology Park (RTP) in the eastern portion of Village Eight on 200 
acres. However, none of the land use or policy changes analyzed in the 2005 GPU/GDPA were 
approved and all of Village Eight became part of the Deferral Area.  

Village Ten - The 2005 GPU/GDPA Preferred Alternative included, but was not limited to, 
removing the urban village alternative from the GDP as an option for Village Ten, designating 
530 acres for a university campus, and replacing the GDP designation with “University 
Campus.” However, none of the land use or policy changes analyzed in the 2005 GPU/GDPA 
were approved and all of Village Ten became part of the Deferral Area. 

As part of the 2005 GPU/GDPA, the Chula Vista City Council deferred taking action on land use 
designations for Village Eight and Village Ten. Because the land uses within the Deferral Areas 
were not adopted as part of the 2005 GPU/GDPA land uses reverted back to the 2001 Otay 
Ranch GDP land uses for Villages Eight and Village Ten.  

2.2.1.4 2006 Otay Ranch Villages Two, Three, and a Portion of Village Four SPA 
Plan and Final Second Tier EIR 

The 2006 Otay Ranch Village Two, Three, and Portion of Village Four SPA Plan Final Second 
Tier EIR (Second Tier EIR), tiers from the 1993 Otay Ranch GDP Program EIR. The 2006 
Second Tier EIR evaluated the environmental effects associated with development of the Village 
Two, Three, and a Portion of Village Four SPA Plan, which were not evaluated at a project-level 
in the 1993 Otay Ranch GDP Program EIR. The Second Tier EIR required Amendments to be 
made to the General Plan, Otay Ranch GDP, Phase 1 and Phase 2 RMPs, and the County of San 
Diego Otay Subregional Plan, Volume 2.  

The Second Tier EIR, which amended the Otay Ranch GDP, designated only Industrial uses 
within 1,000 feet of the Otay Landfill in Village Three. Chapter 10, Alternatives, of this EIR 
analyzes an “Otay Ranch GDP Alternative” and an “Otay SRP Alternative,” which designate 
only Industrial uses within 1,000 feet of the Otay Landfill in Village Three. Therefore, the 
Villages Two, Three, and a Portion of Village Four SPA Plan Second Tier EIR has been 
“incorporated by reference” in this EIR in accordance with Public Resources Code Section 
21083 and CEQA Guidelines Section 15150. 

The incorporated part of the referenced document will be briefly summarized where possible or 
briefly described if the data or information cannot be summarized. The relationship between the 
incorporated part of the referenced document and the analysis provided herein will be described.  
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The proposed project includes an amendment to the existing Villages Two, Three, and a Portion 
of Village Four SPA Plan. The amendment to the Village Two, Three and a Portion of Village 
Four SPA Plan is to remove the Village Three North area from that SPA Plan to allow for the 
area to be planned as part of a separate SPA Plan (the Village Three North SPA Plan). See also 
Section 4.3 Discretionary Actions.  

2.2.1.5 2013 City of Chula Vista General Plan Amendment/Otay Ranch General 
Development Plan Amendment and SEIR 

In 2013, a Supplemental EIR (SEIR 09-01) was certified for a General Plan Amendment and 
General Development Plan Amendment (hereinafter referred to as the 2013 GPA/GDPA), in 
accordance with CEQA and the guidelines of the City of Chula Vista. As it pertains to the 
proposed project, the 2013 GPA/GDPA separated Village Eight into Village Eight West and 
Village Eight East based on separate ownerships; relocated the RTP out of Village Eight East to 
combine with the University site; and re-designated Village Eight East and Village Ten to their 
previously adopted uses as identified in the 1993 Otay Ranch GDP.  

A previous version of the proposed project was included in the cumulative analysis in the SEIR 
for the 2013 GPA/GDPA as a “foreseeable” project. The cumulative analysis in the SEIR for the 
2013 GPA/GDPA analyzed Village Eight East and Village Ten with 5,756 multi-family dwelling 
units and park (45.1 acres), school (20.0 acres), and community purpose facility (8 acres) land 
use designations. These uses were generally consistent with the Land Offer Agreement in place 
at the time the SEIR was prepared. These uses were consistent with the approved Village 2, 3 
and Portion of Village 4 SPA Plan and Final Second Tier EIR referenced above. 

2.2.2 Otay Ranch Resource Management Plan and Multiple Species 
Conservation Program 

The Otay Ranch Resource Management Plan (RMP) and the City of Chula Vista Multiple 
Species Conservation Program (MSCP) Subarea Plan have been “incorporated by reference” 
throughout the analysis provided in Section 5.8, Biological Resources in this EIR in accordance 
with Public Resources Code Section 21083 and CEQA Guidelines Section 15150. The 
incorporated part of the referenced document will be briefly summarized where applicable or 
briefly described if the data or information cannot be summarized. The relationship between the 
incorporated part of the referenced document and the analysis provided herein will be described.  

For development projects located within Otay Ranch, the City’s MSCP Subarea Plan relies on the 
Preserve design and policies contained in the Otay Ranch RMP, as may be amended from time to 
time, as the framework for conservation and management of biological resources within the Otay 
Ranch Preserve (City of Chula Vista 2003a; City of Chula Vista and County of San Diego 1993, 
1996). The RMP comprises two separate documents, the Phase 1 RMP and Phase 2 RMP. The 
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Phase 1 RMP was approved concurrently with the Otay Ranch GDP by the County of San Diego 
and the City in October 1993. The Phase 2 RMP was approved concurrently with SPA One by the 
City in June 1996. Both the Phase 1 and Phase 2 RMPs were amended in 2002 and 2005. 

The Phase 1 RMP identifies Preserve areas within Otay Ranch and contains policies regarding 
species and habitat conservation and long-term management of the Preserve. The Phase 2 RMP 
includes ranch-wide studies conducted pursuant to the Phase 1 RMP and provides additional 
detail on Preserve land conveyance, management, and funding (City of Chula Vista and County 
of San Diego 1993, 2002).  

The municipalities of southern San Diego County collaborated in producing the MSCP Subarea 
Plan. The MSCP Subarea Plan is implemented through individual Subarea Plans adopted by each 
jurisdiction receiving “take” authorization for covered species. The Chula Vista MSCP Subarea 
Plan provides for conservation of upland habitats and species through preserve design, regulation 
of impacts and uses, and management of the Preserve (City of Chula Vista 2003).  

2.2.3 Sectional Planning Area Plans 

The Otay Ranch GDP is implemented through more detailed plans called “Sectional Planning 
Areas” (or SPA) plans. A SPA plan implements the plans, policies, and objectives of the Otay 
Ranch GDP by further defining land uses, development standards, and zoning for a particular 
portion of the Otay Ranch. SPA plans also establish design criteria and define the type and 
amount of development permitted.  

Section E.1.a of the Otay Ranch GDP specifies the contents of a SPA Plan. The proposed project 
includes the adoption of three new SPA plans: (a) Village Three North and a Portion of Village 
Four, (b) Village Eight East, and (c) Village Ten. In addition, as described above, the project 
proposes amendments to three approved SPA Plans: the Village Three North and Portion of 
Village Four SPA Plan includes approximately 253 acres within the area identified as “Village 
Three” in the Village Two, Three and Portion of Village Four SPA Plan Area, adopted in 2006; 
the Village Eight East SPA Plan includes approximately 6.5 acres within the Village Seven SPA 
Plan Area, adopted in 2004; and the Village Ten SPA Plan Area includes approximately 16.1 
acres currently within the Village Nine SPA Plan Area, adopted in 2014. The proposed project 
would amend the Village Two, Three and Portion of Four SPA Plan, the Village Seven SPA 
Plan, and the Village Nine SPA Plan such that no SPA Plan would include overlapping property, 
consistent with the requirements of the Otay Ranch GDP. The amendment to the Village Two, 
Three and a Portion of Village Four SPA Plan is to remove the Village Three North area from 
that SPA Plan to allow for the area to be planned as part of a separate SPA Plan (the Village 
Three North SPA Plan).  
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2.2.4 Subdivisions and Building Permits 

Upon approval of SPA plans, property may be subdivided in accordance with the California 
Subdivision Map Act and the applicable Subdivision Ordinances. Thereafter, building permits 
may be issued. The proposed project includes TMs for development of Village Three North and 
a Portion of Village Four, Village Eight East, and Village Ten. 

2.3 SCOPE OF THE ENVIRONMENTAL IMPACT REPORT 

Pursuant to Section 15161 of the CEQA Guidelines, this document has been prepared as a 
“Project EIR” and is “focused primarily on the changes in the environment that would result 
from the development” (i.e., the build out of the proposed University Villages Project). Where 
environmental impacts have been determined to be potentially significant, this EIR presents 
mitigation measures directed at reducing those adverse environmental effects. The development 
of mitigation measures provides the lead agency with ways to substantially lessen or avoid the 
significant effects of the project on the environment, to the degree feasible. Alternatives to the 
proposed project are presented to evaluate whether there are alternative development scenarios 
that can further minimize or avoid significant impacts associated with the project. 

In addition, and as discussed in Section 2.2, because the proposed project implements a part of 
the Otay Ranch GDP, and because the certified Otay Ranch Final Program EIR assessed the 
significant environmental effects associated with development of the entire Otay Ranch area, this 
EIR “tiers” from the certified Otay Ranch Final Program EIR in accordance with Public 
Resources Code Section 21093(a) and CEQA Guidelines Section 15168(c). This EIR also tiers 
from the 2005 GPU/GDPA Program EIR, because existing conditions for the entire Otay Ranch 
area were assessed as part of the 2005 GPU/GDPA Program EIR. Public Resources Code 
Section 21093 encourages a lead agency to tier from a previously certified program EIR, 
whenever feasible. In this way, the EIR can focus on site-specific issues relating to the proposed 
project and allows the City, as the lead agency, to concentrate on issues, which are ripe for 
decision and exclude from consideration issues already decided or not ripe for decision under 
CEQA Guidelines Sections 15168(c), 15385. 

Table 2-1 lists the environmental topics included in this EIR and the environmental document 
from which the analysis was tiered. 
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Table 2-1 
Tiered Analysis by Environmental Issue 

Environmental Topic
Documents Utilized in Tiered Analysis

Existing Conditions Potential Impacts
Land Use and Planning 1993 Otay Ranch GDP Program EIR and 

2005 GPU/GDPA Program EIR 
1993 Otay Ranch GDP Program EIR 

Landform Alteration / 
Aesthetics 

2005 GPU/GDPA Program EIR 1993 Otay Ranch GDP Program EIR 

Transportation and Traffic 2005 GPU/GDPA Program EIR 1993 Otay Ranch GDP Program EIR 
Air Quality 2005 GPU/GDPA Program EIR 2005 GPU/GDPA Program EIR 
Noise 2005 GPU/GDPA Program EIR 1993 Otay Ranch GDP Program EIR 
Cultural Resources 1993 Otay Ranch GDP Program EIR and 

2005 GPU/GDPA Program EIR 
1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR 

Paleontological Resources 1993 Otay Ranch GDP Program EIR and 
2005 GPU/GDPA Program EIR 

1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR 

Biological Resources  1993 Otay Ranch GDP Program EIR and 
2005 GPU/GDPA Program EIR 

1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR 

Agricultural Resources 1993 Otay Ranch GDP Program EIR and 
2005 GPU/GDPA Program EIR 

1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR 

Water Quality and Hydrology 1993 Otay Ranch GDP Program EIR and 
2005 GPU/GDPA Program EIR 

1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR 

Geology and Soils 1993 Otay Ranch GDP Program EIR  1993 Otay Ranch GDP Program EIR  
Public Services  2005 GPU/GDPA Program EIR 2005 GPU/GDPA Program EIR 
Utilities 2005 GPU/GDPA Program EIR 2005 GPU/GDPA Program EIR
Climate Change 2013 GPA/GDPA SEIR 2013 GPA/GDPA SEIR
Hazards and Risk of Upset 2005 GPU/GDPA Program EIR 2005 GPU/GDPA Program EIR
Housing and Population 2005 GPU/GDPA Program EIR 1993 Otay Ranch GDP Program EIR and 2005 

GPU/GDPA Program EIR
Mineral Resources 1993 Otay Ranch GDP Program EIR and 

2005 GPU/GDPA Program EIR
1993 Otay Ranch GDP Program EIR and 2005 
GPU/GDPA Program EIR

Cumulative Impacts 2013 GPA/GDPA SEIR 2013 GPA/GDPA SEIR

2.4 ENVIRONMENTAL PROCEDURES 

2.4.1 California Environmental Quality Act Compliance 

The California Public Resources Code (Section 21000 et seq.) requires the preparation and 
certification of an EIR for any project that a lead agency determines may have a significant effect 
on the environment. This EIR has been prepared in compliance with all criteria, standards, and 
procedures of the CEQA Guidelines (14 CCR Section 15000 et seq.).  
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2.4.2 Notice of Preparation and Scoping 

CEQA establishes mechanisms whereby the public and decision makers can be informed about 
the nature of a proposed project and the extent and types of impacts that the project and its 
alternatives would have on the environment, should the project or alternatives be implemented. 
Pursuant to Section 15082 of the CEQA Guidelines, the City circulated a Notice of Preparation 
(NOP) dated July 22, 2013, to interested agencies, organizations, and parties. The NOP was also 
sent to the State Clearinghouse at the California Office of Planning and Research. The State 
Clearinghouse assigned a state identification number (SCH No. 2013071077) to this EIR.  

The NOP is intended to encourage interagency communication regarding the proposed action so 
that agencies, organizations, and individuals are afforded an opportunity to respond with specific 
comments and/or questions regarding the scope and content of the EIR. A public scoping 
meeting was held on August 7, 2013, from 3:00 p.m. to 5:00 p.m., at 276 Fourth Avenue 
(Building C, Room B129), Chula Vista, California, 91910, to gather additional public input. The 
30-day public scoping period ended on August 21, 2013.  

Comments received during the NOP public scoping period were considered during the 
preparation of this EIR. The NOP and comments are included in Appendix A to this EIR. Twelve 
comment letters were received in response to the NOP and public scoping meeting. Comments 
covered a variety of topics, including increases in traffic within Chula Vista and surrounding 
jurisdictions, potential hazardous materials/air toxics impacts due to proximity to the Otay 
Landfill, impacts to the Otay Valley Regional Park, impacts to biological resources and the 
MSCP Preserve, stormwater runoff, and loss of industrial land. 

Based on the scope of the proposed project as described in the NOP, the following issues were 
determined to be potentially significant and are addressed in Chapter 5, Environmental Impact 
Analysis, of this EIR:  

Land Use, Planning, and Zoning 

Landform Alteration/Aesthetics 

Transportation, Circulation,  
and Access 

Air Quality 

Noise

Cultural Resources 

Paleontological Resources 

Biological Resources 

Agricultural Resources 

Water Quality and Hydrology 

Geology and Soils 

Public Services and Utilities 

Climate Change 

Hazards 

Housing and Population 

Mineral Resources 

Cumulative Impacts 

Growth Inducement.
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2.4.3 Overview of the EIR Process 

This EIR will be made available to members of the public, agencies, and interested parties for a 
45-day public comment period in accordance with Section 15105 of the CEQA Guidelines. 
Public comment of the EIR is intended to focus “on the sufficiency of the document in 
identifying and analyzing the possible impacts on the environment and ways in which the 
significant effects of the project might be avoided or mitigated” (14 CCR 15204). The Notice of 
Completion of the EIR will be filed with the State Clearinghouse as required by Section 15085 of 
the CEQA Guidelines. In addition, the Notice of Availability of the EIR will be distributed 
pursuant to Section 15087 of the CEQA Guidelines. Interested parties may provide comments on 
the EIR in written form. This EIR and all related technical appendices are available for review 
upon request during the 45-day public comment period at the following locations: 

The offices of the City of Chula Vista, Development Services Department, located at 276 
Fourth Avenue, Chula Vista, California 91910 

The Chula Vista Public Library, 365 F Street, Chula Vista, California 91910.  

Once the 45-day public comment period has concluded, the City will review all public comments 
on the EIR, provide written responses to comments, and authorize revisions to the EIR text, if 
necessary. The final Mitigation Monitoring and Reporting Program (MMRP) will be 
incorporated into the Final EIR. Mitigation measures contained in the EIR consider future 
monitoring requirements and are written in sufficient detail to address impacts of the proposed 
project, referencing the appropriate implementing permits and plans. If one or more significant 
environmental impacts are determined, written findings for each of those significant effects, 
accompanied by an overriding justification and rationale for each finding in the form of a 
statement of overriding considerations will also be included in the Final EIR, if necessary. The 
Final EIR includes all comment letters received, final written response to comments, a Final EIR 
preface, if applicable, edits made to the EIR as a result of public review/comment, and findings 
of fact and statement of overriding considerations, if necessary.  

2.5 INTENDED USES OF THE EIR  

According to Section 21002.1(a) of the Public Resources Code (CEQA), “[t]he purpose of an 
environmental impact report is to identify the significant effects of a project, to identify 
alternatives to the project, and to indicate the manner in which those significant effects can be 
mitigated or avoided.” This EIR provides relevant information concerning the potential 
environmental effects associated with construction and operation of the proposed project and 
identifies and evaluates potentially significant effects that may result from implementation of the 
proposed project. It is intended for use by decision makers and the public. 
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As the designated lead agency, the City has assumed responsibility for preparing this EIR. When 
deciding whether to approve the proposed project, the City will use the information provided in 
this EIR to consider potential impacts to the physical environment associated with the proposed 
project. The City will consider all written comments received on the EIR during the 45-day 
public comment period in making its decision to certify the EIR as complete and in compliance 
with CEQA and in making its determination whether to approve or deny the project. In the final 
review of the document, environmental considerations, and economic and social factors will be 
weighed to determine the most appropriate course of action.  

After certification of the Final EIR, agencies with permitting authority over all or portions of the 
project will use the Final EIR as the basis for their evaluation of environmental effects related to 
the project and approval or denial of other applicable permits or authorizations.  

2.6 ORGANIZATION AND CONTENT OF THE EIR  

This EIR is organized to provide a tiered project-level analysis of the potentially significant 
environmental impacts, mitigation measures, and alternatives for the proposed project. In order 
to describe the direct, indirect, and cumulative impacts, mitigation measures, and alternatives for 
the proposed project, this EIR is organized as follows:  

Chapter 1, Executive Summary, outlines the conclusions of the environmental analysis 
and a summary of the project as compared to the alternatives analyzed in the EIR. This 
section also includes a table summarizing all environmental impacts identified in this EIR 
along with the associated mitigation measures proposed to reduce or avoid each impact. 

Chapter 2, Introduction, serves as a foreword to this EIR, introducing the project 
background, applicable environmental review procedures, and format of the EIR.  

Chapter 3, Environmental Setting, describes the project location and physical 
environmental setting. 

Chapter 4, Project Description, provides a thorough description of the proposed project 
and required discretionary approvals.  

Chapter 5, Environmental Impact Analysis, provides an analysis of the potentially 
significant environmental impacts identified, and proposed mitigation measures to reduce 
or avoid any potentially significant impacts.  

Chapter 6, Cumulative Impacts, provides an analysis of the cumulative effects of the 
proposed project. 

Chapter 7, Growth Inducement, discusses the project’s potential growth-inducing impact. 
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Chapter 8, Significant and Unavoidable Environmental Impacts, addresses impacts that 
have been identified as significant and unavoidable. 

Chapter 9, Significant Irreversible Environmental Changes, addresses impacts that have 
been identified as significant and irreversible. 

Chapter 10, Alternatives, analyzes a range of reasonable alternatives to the proposed 
project that would lessen or avoid significant environmental effects of the proposed project.  

Chapter 11, References, provides a compiled list of references cited in each section 
of the EIR. 

Chapter 12, List of Preparers/Organizations Consulted, provides a list of persons, 
organizations, and agencies consulted during the preparation of this EIR. 

Appendices include various technical studies and correspondence prepared for the 
project, as listed in the table of contents.  

2.7 MITIGATION MONITORING AND REPORTING PROGRAM 

The City will prepare an MMRP prior to project approval. The MMRP will include all mitigation 
measures outlined in the EIR, the responsible entity for implementation, implementation timing 
(prior to construction, during construction, post-construction), and any follow-up reporting 
requirements (such as submittal of materials to regulatory agencies). The City, as the designated 
lead agency, is responsible for enforcing and verifying that each mitigation measure is 
implemented as required.  
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CHAPTER 3 
ENVIRONMENTAL SETTING 

This section provides a description of the existing site conditions, surrounding land uses, and land 
use planning context relevant to the proposed project. This section also provides an overview of the 
environmental resources present on and around the project area.  

3.1 EXISTING SITE CONDITIONS 

Otay Ranch lies within the East Planning Area of the City, as identified in the City’s General 
Plan. The proposed project is a component of the Otay Ranch GDP, which organizes the Otay 
Ranch into 20 villages and planning areas. The 1,375-acre1 project area is located within the Otay 
Valley Parcel of the Otay Ranch. The project area is comprised of Village Three North, a portion 
of Village Four, Village Eight East, and Village Ten. In addition, the proposed project includes 
necessary off-site improvements totaling approximately 160 acres.  

Historically, the Otay Valley Parcel, including the project area, has been used for ranching, 
grazing, dry farming, and truck farming activities. The project area is currently vacant and is 
generally comprised of gently sloping terrain covered with primarily non-native grasslands 
crossed by dirt roads and old cattle trails. Additional information regarding biological resources 
on the site is provided in Subsection 3.1.2.  

The boundaries of the villages included in the proposed project differ from those identified in the 
Otay Ranch GDP due to ownership patterns that do not match the Otay Ranch GDP village 
boundaries. Village Three North encompasses a portion of Village Three as identified in the 
Otay Ranch GDP, as well as the open space area west of Village Three. The portion of Village 
Four included in the project area is within the Otay Ranch GDP boundaries of Village Four; 
however, it is limited to a strip of land extending southwest toward Village Three. Village Eight 
East encompasses the eastern part of Village Eight as identified in the Otay Ranch GDP, adjacent 
to State Route 125 (SR-125), as well as a portion of Village Seven. Village Ten includes the 
eastern portion of Village Nine and most of Village Ten.  

Village Three North 

Village Three North is located at the southwest edge of the Otay Valley Parcel of Otay 
Ranch, just north of the Otay Valley Regional Park (OVRP), north and south of the future 
extension of Main Street and east of existing industrial development. Village Three North is 
visible from the OVRP and the Chula Vista Greenbelt trail systems.  

1  The current ownership is 1,363 acres; however, as part of the proposed project, approximately 12 acres of land 
currently within the SR-125 ROW will be “decertified” (removed from the ROW) and exchanged with Caltrans, 
resulting in a project total of 1,375 acres. 
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Portion of Village Four 

The portion of Village Four is located west of the southern terminus of La Media Road, east of 
Wolf Canyon and north of the Otay Valley rock quarry. This portion of Village Four is visible 
from the southern edge of Village Two and from the eastern portion of Village Three North. 

Village Eight East 

Village Eight East is located at the southern edge of the Otay Valley Parcel of Otay Ranch, just north 
of the Otay River Valley, south of Main Street, and west of SR-125. Situated above the bottom of the 
river valley, Village Eight East is visible from the OVRP and Chula Vista Greenbelt trail systems.  

Village Ten 

Village Ten is located south of Hunte Parkway and the future University, west of Salt Creek 
Canyon and north of the Otay River Valley. Village Ten is visible from the OVRP and Chula 
Vista Greenbelt trail systems, as well as the County of San Diego Lower Otay Regional Park.  

3.1.1 Surrounding Land Uses 

The project area is surrounded by other Otay Ranch villages and a variety of land uses and 
natural features, as described below.  

Village Three North 

Village Three North is located south of Otay Ranch Village Two and the Otay Landfill, west of 
Wolf Canyon and the Otay Valley rock quarry, north of the OVRP, and east of various auto 
recycling facilities. The portion of Village Two adjacent to the project area is currently 
undeveloped. The Otay Landfill is an active solid waste facility that is currently at 47% capacity 
and has an expected closure date of February 2028 (Solid Waste Facility Permit No. 37-AA-0010, 
August 14, 2012). The Otay Valley rock quarry is currently an active aggregate mining operation. 
Mining operations are expected to continue for approximately 80 years, until 2089.  

Portion of Village Four 

The portion of Village Four, included in the proposed project, is located south of Village Two 
and the northern reach of Wolf Canyon, west of Village Seven and a portion of Village Four, 
north of the remainder of Village Four, and east of Wolf Canyon open space. The areas adjacent 
to this portion of Village Four are currently undeveloped. The dominant landform within Village 
Four is Rock Mountain, which is located south of the portion included in the proposed project.  
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Village Eight East 

Village Eight East is located in the central portion of the southern third of the Otay Valley 
Parcel. Immediately surrounding Village Eight East are existing and planned development areas 
and Otay Ranch Preserve areas. Existing development includes Otay Ranch Village Seven and 
Olympian High School to the north, and SR-125 immediately east of the village. Planned 
development includes Village Eight West to the west of Village Eight East and Village Nine 
which lies east of SR-125. The OVRP and Otay Ranch Preserve are south of Village Eight East. 

Village Eight West includes a Town Center planned for up to 2,050 residential units and up to 
300,000 square feet of office and commercial/retail. To the east of Village Eight East, Village 
Nine and the University and Regional Technology Park are planned. Village Nine is planned for 
4,000 residential units and up to 1,500,000 square feet of office and commercial/retail. Expected 
buildout of these villages and planning areas is forecasted for 2030 (City of Chula Vista 2012b).  

Village Ten 

Village Ten is surrounded by existing and planned development areas. Village Ten is located 
east of Village Nine, south of the University/Regional Technology Park site, west of Salt Creek 
Canyon, and north of the OVRP. The existing Otay Ranch Village Eleven (Village of Winding 
Walk) is located to the north of the University Planning Area. The University Planning Area is 
defined in the Otay Ranch GDP and consists of a planned University and a Regional Technology 
Park (RTP) comprising approximately 345 acres. High Tech High School is located northeast of 
Village Ten. These villages/planning areas are expected to be built out by 2030. 

3.1.2 Natural Resources in Project Area 

Based on species composition and general physiognomy, nine native or naturalized plant 
communities, including disturbed forms, were identified within Villages Three North/Portion of 
Village Four, Village Eight East, and Village Ten: broom baccharis scrub, cismontane alkali 
marsh (including disturbed), coastal sage scrub (including disturbed), maritime succulent scrub 
(including disturbed), mulefat scrub (including disturbed), non-native grassland, southern mixed 
chaparral, and southern willow scrub. Four non-native or disturbed land covers also occur on 
site: agriculture, developed, disturbed habitat, and tamarisk scrub.  

A total of 71 species of birds were observed on the project site, in the Preserve, or immediately off 
site during biological surveys conducted on the site from 2002 to 2011, including: California 
gnatcatcher (Polioptila californica), rufous-crowned sparrow (Aimophila ruficeps), California quail 
(Callipepla californica), Anna’s hummingbird (Calypte anna), western scrub-jay (Aphelocoma 
californica), California towhee (Melozone crissalis), house finch (Carpodacus mexicanus), red-
tailed hawk (Buteo jamaicensis), and northern mockingbird (Mimus polyglottos). 



3 – ENVIRONMENTAL SETTING

University Villages Project Final Environmental Impact Report 7000
November 2014 3-4

Five species of reptiles were observed on the project site or within the Preserve during the 
surveys: western fence lizard (Sceloporus occidentalis), side-blotched lizard (Uta ssp.), 
Belding’s orange-throated whiptail (Aspidoscelis hyperythra beldingi), gopher snake (Pituophis 
catenifer), and southern alligator lizard (Elgaria multicarinata). Based on habitat present and 
knowledge of the area, it is presumed that several other reptile and amphibian species occur on 
the project site. Some of these include: coastal whiptail (Aspidoscelis tigris stejnegeri), western 
skink (Eumeces skiltonianus), red-diamond rattlesnake (Crotalus ruber), western rattlesnake 
(Crotalus oreganus), Blainville’s horned lizard (Phrynosoma blainvillii), western toad (Anaxyrus 
boreas halophilus), and Baja California treefrog (Pseudacris hypochondriaca hypochondriaca). 

Ten species of mammals were detected on site or within the Preserve by direct observation or 
sign; they are black-tailed jackrabbit (Lepus californicus), brush rabbit (Sylvilagus bachmani), 
desert cottontail (Sylvilagus audubonii), wood rat (Neotoma ssp.), Botta’s pocket gopher 
(Thomomys bottae), California ground squirrel (Otospermophilus beecheyi), striped skunk 
(Mephitis mephitis), coyote (Canis latrans), mule deer (Odocoileus hemionus), and bobcat (Lynx 
rufus). Other mammal species that likely use the site include Dulzura kangaroo rat (Dipodomys 
simulans) and common raccoon (Procyon lotor). 

Twenty eight species of invertebrates, all butterflies, were identified on site or in the Preserve by 
direct observation. Common species on site include Behr’s metalmark (Apodemia virgulti),
California ringlet (Coenonympha tullia california), Sara’s orangetip (Anthocharis sara sara), and 
common white (Pieris rapae). A detailed analysis of the existing on- and off-site habitats, and 
plant and animal species is provided in Section 5.8, Biological Resources. 

3.1.3 Existing Topography and Soils 

The project site is topographically diverse. In Village Three North/Portion of Village Four, 
elevations range from approximately 150 feet above mean sea level along the south/southwestern 
boundary of the site to 470 feet to the north. In Village Eight East, elevations range from 
approximately 190 feet in the south/southwest portion of the site to 600 feet in the 
northern/north-central portion of the site. In Village Ten, elevations range from approximately 
280 feet in the very south to 500 feet along the northern boundary of the site. 

In Village Three North/Portion of Village Four, numerous drainages trend north–south and drain 
into the Otay River, which is located immediately south of Main Street. Additionally, there are 
several north–south running drainages within Villages Eight East and Ten that drain south into 
the Otay River. 

Soils on site consist of Diablo clays, Diablo-Olivenhain complex, gravel pits, Huerhuero loam, 
Linne clay loam, Olivenhain cobbly loams, riverwash, Salinas clay loam, Stockpen gravelly clay 
loam, and terrace escarpments. Village Three North and Portion of Village Four soils are 
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dominated by the Diablo clays with smaller areas of Olivenhain and Linne clay loam. 
Geotechnical surveys confirmed some unconsolidated fill in the western portion of the site with 
the soil characterized as sandy clay to clayey sand with gravel and cobble. Village Eight East 
soils are also dominated by the Diablo and Olivenhain soils with Huerhuero and Salinas soils as 
well as small amounts of other soil types. Geotechnical surveys confirmed some unconsolidated 
fill in the western portion of the site with sandy clay to clayey sand that is expansive and 
compressible. Village Ten soils are dominated by Olivenhain soils with small amounts of Diablo 
and Linne soils. Geotechnical surveys confirmed soils similar in condition to those for Village 
Eight East. A detailed analysis of on-site geotechnical features is provided in Section 5.11, 
Geology and Soils.  

3.1.4 Climate 

The climate in the project area is dominated by a semi-permanent high-pressure cell located over 
the Pacific Ocean. This cell influences the direction of prevailing winds (westerly to 
northwesterly) and maintains clear skies for much of the year. The nearest climatological 
monitoring station that records precipitation data is located at the lower Otay Reservoir, 
approximately 1.5 miles east of the project site. The normal precipitation in the lower Otay 
Reservoir area is 11 inches annually, occurring primarily from December through March 
(WRCC 2013a). Temperature is recorded at the monitoring station located in the community of 
Bonita, north of the Otay Ranch area. According to the Western Regional Climate Center, in 
summer (August) the normal daily maximum temperature in Bonita is 81 degrees Fahrenheit 
(°F), and in winter (January) the normal daily minimum temperature is 40°F (WRCC 2013b). 
Additional information pertaining to climate as it relates to air quality is provided in Section 5.4, 
Air Quality and Section 5.14, Climate Change.  

3.1.5 Access 

Village Three North 

Regional access to Village Three North is currently provided from Interstate 805 (I-805) via 
Main Street which turns south becoming Heritage Road at the southwestern corner of the village. 
As part of the project, Heritage Road would be extended northward to provide three access 
points along the western boundary of the site. Main Street, which currently terminates at the 
intersection of Heritage Road, would be constructed through Village Three North from Heritage 
Road to Wolf Canyon to provide east-west access and frontage improvements. 

Portion of Village Four 

Regional access to Village Four is currently provided from I-805 via Olympic Parkway and La 
Media Road. La Media Road currently terminates at Santa Luna Street east of the portion of 
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Village Four. As part of the project, Santa Luna would be extended west into the Village Four 
Community Park providing access to the portion of Village Four. 

Village Eight East 

Regional access to Village Eight East is currently provided by SR-125, which is adjacent to the 
eastern boundary of Village Eight East. Additional north–south access is provided from I-805 
and I-5, located approximately four miles west and seven miles west, respectively, of Village 
Eight East. SR-54 and SR-905 provide regional east–west circulation, approximately seven miles 
north and three miles south, respectively, of the project area. As part of the proposed project, La 
Media Road will be extended south to Main Street, Main Street will be constructed east from La 
Media along the northern frontage of Village Eight East, and Otay Valley Road will be 
constructed south from La Media Road through Village Eight West. The La Media Road and 
Otay Valley Road extensions are planned for development as part of the Village Eight West SPA 
Plan and TM; however, in the event that these extensions are not provided prior to Village Eight 
East developing, the proposed project would construct the improvements. Three access points are 
provided to Main Street and two access points are provided to Otay Valley Road. 

Village Ten 

Regional access to Village Ten is currently provided from SR-125 via Birch Road and EastLake 
Parkway. EastLake Parkway currently terminates at Hunte Parkway north of Village Ten. As 
part of the proposed project, Discovery Falls and EastLake Parkway would be extended by the 
project south of Hunte Parkway to provide north–south access to Village Ten. Three access 
points are provided from Discovery Falls. Otay Valley Road would be extended southeast from 
the current termination of La Media Road, over SR-125 to provide the main east–west access. 

3.2 EXISTING LAND USE DESIGNATIONS 

Land uses within the project area are designated in both the City of Chula Vista General Plan and 
the Otay Ranch GDP. Zoning within the project area is designated by the City of Chula Vista 
Zoning Map, which specifies the zoning for the entire Otay Ranch as Planned Community (PC) 
zoned, as defined in Chapter 19.48 of the Chula Vista Municipal Code (City of Chula Vista 
2012a). The land use designations are described for each village below.  

Village Three North 

The General Plan designates Village Three North as Limited Industrial land uses in a business 
park setting that reflects the unique characteristics of the landform and surrounding 
development. The Otay Ranch GDP also designates Village Three North for Research and 
Limited Industrial land uses. Further, Village Three North was a part of the previously 
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approved Village Two, Village Three and Portion of Village Four Sectional Planning Area 
(SPA) Plan which identified Village Three North for Industrial and Community Purpose 
development. A nuisance easement area surrounds the Otay Landfill and extends 1,000 feet 
from the landfill property line into the northern portion of Village Three North. General Plan 
Policy E 6.4 calls for the avoidance of placing sensitive receivers within 1,000 feet of a major 
toxic emitter. Due to the proximity to the landfill and existing uses, Village Three North was 
identified as an Industrial village in the Otay Ranch GDP and was approved for business park 
uses as part of the Village 2, 3 and portion of 4 SPA Plan. 

Portion of Village Four 

The General Plan designates the portion of Village Four within the project area Parks and 
Recreation, Open Space, and Open Space Preserve. The Otay Ranch GDP designates the portion 
of Village Four as a Community Park and Open Space. The portion of Village Four north of the 
project site was approved for Community Park uses as part of the Village Two, Village Three 
and Portion of Village Four SPA Plan in 2006. 

Village Eight East 

The General Plan designates Village Eight East for residential uses including Residential Mixed 
Use, Residential Medium–High, Residential Low–Medium, Public and Quasi Public, Parks and 
Recreation, and Open Space. The Otay Ranch GDP designates Village Eight East as an urban 
village with single-family and multi-family residential, and a mixed-use village core.  

Village Ten 

The General Plan designates Village Ten as part of the University Study Area. The village is 
designated Public and Quasi Public uses. The Otay Ranch GDP has two land uses identified for 
Village Ten. The primary land use designates Village Ten as Public and Quasi-Public for a 
university campus site; the secondary land use designates Village Ten as an urban village with 
single-family and multifamily residential, a mixed-use village core, and a community park. The 
proposed Village Ten generally covers the area shown as the eastern third of Village Nine and 
southern edge of Village Ten on the adopted Otay Ranch GDP Villages Nine and Ten Secondary 
Land Use Map. However, due to the ownership fragmentation, the western two thirds of Village 
Nine were SPA planned as the Village Nine SPA Plan, leaving the remaining portions of Village 
Nine and Village Ten as the University Planning Area. Through refined site planning, the Project 
proposed to establish new boundaries for Village Ten and the remaining University Planning Area. 



3 – ENVIRONMENTAL SETTING

University Villages Project Final Environmental Impact Report 7000
November 2014 3-8

INTENTIONALLY LEFT BLANK 



University Villages Project Final Environmental Impact Report 7000
November 2014 4-1

CHAPTER 4 
PROJECT DESCRIPTION 

This chapter provides a description of the University Villages project (proposed project). As 
required by Section 15124 of the CEQA Guidelines (14 CCR 15000 et seq.), this section 
includes the precise location and boundaries of the project, a statement of project objectives, a 
general description of project characteristics, and a statement briefly describing the intended 
uses of the Draft EIR.  

4.1 PROJECT LOCATION 

The proposed project is located within the City in southwestern San Diego County (County), 
approximately 3.5 miles east of downtown Chula Vista and 13 miles southeast of downtown San 
Diego (Figure 4-1). The proposed project area occupies approximately 1,375 acres1 composed 
of Village Three North, a portion of Village Four, Village Eight East, and Village Ten within 
the Otay Valley Parcel of the adopted Otay Ranch General Development Plan (Otay Ranch 
GDP) (Figure 4-2). The location of each village is described in greater detail in the following 
subsections and shown on Figure 4-3. In addition, the proposed project includes several off-
site improvement areas including utility and roadway corridors, described in Section 4.2.3 
and totaling approximately 160.0 acres.  

As described in Chapter 3, Environmental Setting, the boundaries of these villages differ from 
those identified in the Otay Ranch GDP due to ownership patterns that do not match the Otay 
Ranch GDP village boundaries and Otay Ranch GDP amendments approved in 2013. The 
Village Three North component of the proposed project encompasses a portion of Village Three 
as identified in the Otay Ranch GDP. The portion of Village Four included in the proposed 
project area is within the Otay Ranch GDP boundaries of Village Four; however, it is limited to 
29.7 acres. Village Eight East encompasses the eastern part of Village Eight, adjacent to SR-125, 
as identified in the Otay Ranch GDP, as well as a portion of Village Seven. The Village Ten 
component of the proposed project includes the eastern portion of Village Nine and the southern 
portion of Village Ten as identified in the Otay Ranch GDP.  

4.1.1 Village Three North and a Portion of Village Four 

Approximately 436.0 acres of the proposed project area is composed of Village Three North and 
a Portion of Village Four, in the southwest corner of the Otay Valley Parcel. The Village Three 
North site and the Portion of Village Four site are large, flat mesas, with slopes adjacent to Wolf 

1 The current ownership is 1,363 acres; however, approximately 12 acres of land currently within the SR-125 
right-of-way adjacent to Village Eight East will be decertified and exchanged with CalTrans, resulting in a 
project total of 1,375 acres. 
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Canyon and the Otay Valley Regional Park (OVRP). Village Three North is situated between 
Wolf Canyon to the east, the OVRP to the south, the Otay Landfill to the north, and existing 
industrial uses to the west. The Portion of Village Four included in the proposed project is 
located on the northeastern edge of Wolf Canyon, north of the Otay River Valley and the Otay 
Valley rock quarry, south of Otay Ranch Village Two, and west of La Media Road and the future 
Village Eight West development area. 

4.1.2 Village Eight East 

The Village Eight East site is composed of approximately 575.3 acres located in the southern 
portion of the Otay Valley Parcel, west of SR-125 and north of the Otay River Valley. The site is 
characterized by a broad mesa with slopes leading down to the Otay River Valley along the 
southern boundary. Village Eight East is surrounded by the remainder of Village Eight (Village 
Eight West) to the west, Village Seven to the north, SR-125 and Village Nine to the east, and the 
OVRP to the south. 

4.1.3 Village Ten 

Village Ten is composed of approximately 363.4 acres located in the south eastern portion of the 
Otay Valley Parcel, between the University and the Otay River Valley. The site is characterized by 
a broad mesa with slopes leading down to the Otay River Valley along the southern boundary. 
Village Ten is adjacent to Village Nine to the west, the proposed University and Research 
Technology Park site to the north and east, and the OVRP to the south.  

4.2 PROJECT DESCRIPTION 

The proposed project is consistent with the Land Offer Agreement between the Applicant and the 
City, which consists of up to 6,897 homes and associated village land uses within the Otay 
Valley Parcel of the Otay Ranch GDP. Implementation of the proposed project requires Chula 
Vista General Plan Amendments, a Chula Vista Multiple Species Conservation Program (MSCP) 
Boundary Adjustment, Otay Ranch GDP Amendments, and Otay Ranch Resource Management 
Plan (RMP) Boundary Modifications. The project also proposes amendments to three SPA Plans: 
Otay Ranch Village Two, Village Three, and a Portion of Village Four SPA Plan, adopted by the 
Chula Vista City Council on June 4, 2006; Otay Ranch Village Seven SPA Plan, adopted by the 
Chula Vista City Council on October 4, 2004; and the Otay Ranch Village Nine SPA Plan, adopted 
by the Chula Vista City Council on June 3, 2014.  
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Three SPA plans are proposed: (1) an Otay Ranch Village Three North and a Portion of Village 
Four SPA Plan, (2) an Otay Ranch Village Eight East SPA Plan, and (3) an Otay Ranch Village 
Ten SPA Plan. Tentative Maps (TMs) are also proposed for (1) Village Three North and a 
Portion of Village Four, (2) Village Eight East, and (3) Village Ten. The SPA plan components 
are described in Section 4.2.9. 

4.2.1 Overall Project Objectives 

Section 15124(b) of the CEQA Guidelines requires an EIR to include a statement of objectives 
for the proposed project that outlines the underlying purpose of the project and assist in the 
development of project alternatives. In addition to more specific objectives for each of the 
project’s components set forth later in this section, the SPA plan identifies the following general 
objectives of the proposed project: 

Implement the goals, objectives, and policies of the Chula Vista General Plan, the MSCP 
Subarea Plan, the Otay Ranch GDP, the Otay Ranch Phase 1 and Phase 2 RMP, the Otay 
Ranch Facility Implementation Plan, the Otay Ranch Village Phasing Plan, and the Otay Ranch 
Service/Revenue Plan. 

Provide a wide variety of housing options, including affordable housing, to City residents, 
future students, and faculty of the planned 4-year university and employees of the Regional 
Technology Park, Village Eight West and Village Nine Town Centers and the EUC. 

Implement the City of Chula Vista Growth Management Ordinance to ensure that public 
facilities are provided in a timely manner and financed by the parties creating the demand 
for, and benefiting from, the improvements. 

Foster development patterns that promote orderly growth and prevent urban sprawl by 
comprehensively planning Villages Three North and a Portion of Village Four, Eight 
East, and Ten simultaneously. 

Add to the creation of a unique Otay Ranch image that differentiates Otay Ranch from 
other communities. 

Accentuate the relationship of the land use plan with its natural setting and the physical 
character of the region and promote effective management of natural resources by 
concentrating development in less sensitive areas while preserving large, contiguous open 
space areas with sensitive resources. 

Establish multi-use trail linkages to the Chula Vista Greenbelt, consistent with the Chula 
Vista Greenbelt Master Plan. 

Wisely manage limited natural resources. 
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Implement the OVRP Concept Plan within the SPA boundaries through the planning and 
provision of portions of and connections to the City’s Greenbelt trail network.

Establish land use and facility plans that assure the economic viability of the SPA Plan 
Areas in consideration of existing and anticipated economic conditions. 

4.2.2 Development Program 

The development program for the proposed project is based on the Chula Vista General Plan and 
the approved Otay Ranch planning documents (Otay Ranch GDP, Overall Design Plan, and other 
SPA plans for Otay Ranch), which describe the land use plans and general design characteristics 
of the Otay Ranch Villages. The village design is intended to provide balanced and diverse land 
uses, focus on transit and pedestrian orientation, and create a sense of place for village residents. 
The specific development program for each village is described in detail in Sections 4.2.2.1 
through 4.2.2.3, and the proposed land uses are provided in Table 4-1.  

Table 4-1 
Proposed Land Uses 

Land Use Gross Acres 
Commercial Square 

Footage 
Residential 

Dwelling Units Populationa

Village Three North/Portion of Village Four 
Single-Family Residential 115.2 1,002 3,247
Multi-Family Residential 10.8 515 1,667
Mixed-Use 8.2 20,000 80 259
Industrial 28.6
Office 5.2
Parks 25.7
School 8.3
Community-Purpose Facilities 4.2
Private Open Space 2.4
Open Space 35.4
Preserve 158.1b

Circulation 33.9
Subtotal 436 20,000 1,597 5,174

Village Eight East 
Single-Family Residential 117.1 943 3,055
Multi-Family Residential 46.2 2,177 7,053
Mixed Use  9.5 20,000 440 1,426
Parks c 58.8
School 10.8
Community-Purpose Facilities 4.2
Open Space d 33.8
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Table 4-1 (Continued) 
Proposed Land Uses 

Land Use Gross Acres 
Commercial Square 

Footage 
Residential 

Dwelling Units Population a
Preserve 253.6
Circulation 29.6
Other (Future Development 
Areas) 

8.1

Other (SR-125 ROW, Lot 4) 3.6
Subtotal 575.3 20,000 3,560 11,534

Village Ten 
Single-Family Residential 74.8 695 2,252
Multi-Family Residential 21.5 1,045 3,386
Parks 7.6
School 9.2
Community-Purpose Facilities 4.3
Open Space (OS-2) 16.5
Private Open Space 0.7
Preserve 212.7
Circulation 16.1

Subtotal 363.4 1,740 5,638
Total 1,374.7 40,000 6,897 22,346

ROW = right-of-way 
a Population estimates based on 3.24 persons per residential dwelling unit. 
b Includes 2.9 acres of roadway, which is located within the Preserve and is an allowable use in the Preserve. This acreage is not

accounted for in the Circulation acreage.  
c Includes 51.5 acres of Village Eight East Community Park (P-2) and 7.3 acres of Neighborhood Park.  
d Includes 22.6 acres of Active Recreation Area (AR-11) and 11.2 acres of Open Space 

4.2.2.1 Village Three North and a Portion of Village Four 

Project Objectives 

The objectives of the SPA Plan for Village Three North and a Portion of Village Four are as follows: 

Develop a business park that provides a strong employment base for Village Three North 
residents and the City of Chula Vista and supports the economic development goals of 
the Chula Vista General Plan.  

Develop Mixed-Use Office/Commercial uses within the Village core area that provide a 
strong employment base for Village Three North residents and the City of Chula Vista 
and meet the commercial/retail needs of the village and surrounding villages. 

Establish a pedestrian-oriented urban village with a village core designed to reduce 
reliance on the automobile and promote multimodal transportation, including walking 
and the use of bicycles, buses, and regional transit. 
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Promote synergistic uses between Village Three North and the adjacent Village Two by 
providing pedestrian/trail connections and complementary land uses to balance housing, 
activities, services, and facilities. 

Land Use 

The proposed Village Three North Site Utilization Plan, shown on Figure 4-4, creates a pedestrian-
oriented urban village containing 1,597 homes. Village Three North contains a mixed-use village core 
with approximately 20,000 square feet of commercial/retail uses surrounded by multi-family attached 
and detached neighborhoods. A total of 1,002 single-family and 595 multi-family dwelling units are 
provided in Village Three North, for a total projected population of 5,174 persons. Village Three North 
also includes elementary school and neighborhood park sites. Small recreation sites (Private Open 
Space (P-OS) and Community-Purpose Facility (CPF)) extend recreational opportunities into 
residential neighborhoods, enhancing the walkability of the village.  

Approximately 28.6 acres immediately south of the Otay Landfill remain Limited Industrial. 
Just east of Heritage Road are 5.2 acres of Office uses. Village Three North also includes 8.2 
acres of Mixed-Use, including 2.1 acres of Mixed Use Residential/Commercial and 6.1 acres 
of Mixed Use Office/Commercial, which would provide job-producing uses near the Village 
Three North neighborhoods. In addition, 2.6 acres of CPF uses are included within the Mixed-
Use Office/Commercial site for a nonprofit or other community-serving use pursuant to the 
City’s CPF Ordinance.

The proposed mix of residential land use designations for Village Three North includes small lot 
single family (SF-4 and RM-1), and multi-family attached (RM-2). Non-residential land use 
designations include Parks and Recreation (P), Open Space (OS), Private Open Space (P-OS), 
Open Space Preserve (OS/Preserve), Office (O), School (S), and Light Industrial (I). The location 
designated for a future school site (S-1) has underlying zoning. In the event that the school district 
does not want or need the designated site, then residential land uses will be put in place.  

The Portion of Village Four included in the project includes 29.7 acres, of which 17.8 acres are 
currently designated, and will remain Community Park (P-2), 8.6 acres will remain designated 
OS, and 3.3 acres previously identified in the General Plan as OS will be re-designated OS/P. 
Overall, Village Three North and a Portion of Village Four include 158.1 acres designated OS/P. 

The proposed Village Three North and a Portion of Village Four TM establishes the subdivision, 
street standards, and infrastructure requirements.  

A portion of the proposed development in Village Three North would occur within an existing 1,000-
foot nuisance easement area around the Otay Landfill. The 1,000-foot nuisance easement was recorded 
in1996 over the area along the south and southeast property boundary of the Otay Landfill extending 
into the northern portion of Village Three North. The Otay Ranch GDP currently designates industrial 
land uses within the 1,000-foot nuisance easement area. The proposed project would designate 
industrial, office, mixed-use and residential land uses within the 1,000-foot nuisance easement area.  
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Access, Internal Circulation, and Trip Generation 

Regional access to Village Three North and a Portion of Village Four is provided by SR-
125, located approximately 2.5 miles to the east, and via I-805, located approximately 1.75 
miles to the west. Additional north–south access is available from I-5, approximately 6 
miles west of Village Three North and a Portion of Village Four. SR-54 and SR-905 
(approximately 6.5 miles north and 3 miles south, respectively, of Village Three North and 
a Portion of Village Four) provide regional east–west circulation. Access to Village Three 
North will be provided by the extension of Heritage Road north from Main Street. This will 
either be constructed by adjacent development (Village Two) or by the proposed project . 
Access to the Portion of Village Four is proposed via existing La Media Road at the 
intersection with Santa Luna Street. 

The Circulation Plan is shown on Figure 4-5. The internal circulation streets include 
Secondary Village Entry, Residential Streets (Promenade), and Parkway Residential Streets, 
all specifically designed to enhance the mixed-use village core area. Traffic calming features 
such as curb extensions, raised and narrowed intersections, and landscaped pop-outs may 
also be located in the internal circulation network at appropriate locations. The circulation 
plan encourages pedestrian activity and the use of bicycles through the provision of the 
Village Pathway, an off-street paved path, and bike lanes. The design of all village streets 
includes sidewalks and landscaped parkways to promote pedestrian circulation throughout 
the Village Three North area.  

The Otay Ranch GDP provides for the expansion of the regional transit-way system into 
Otay Ranch. A transit stop/station is planned within the mixed-use village core area of 
Village Three North should transit service be extended to the village. Additional transit 
stops/stations are located at the intersection of Main Street and Heritage Road. Circulation 
within the villages also includes an extensive network of bicycle routes and pedestrian trails, 
as described below. 

Village Streets 

The village streets are designed to promote pedestrian and bicycle travel. The preferred design 
for all village streets provides for minimum 5-foot-wide sidewalks separated from the roadway 
by landscaped parkways. In the village core commercial areas, wider sidewalks are provided to 
allow for window shopping and pedestrian amenities such as seating and outdoor dining. The 
Modified Residential Promenade Street includes a wider sidewalk (Promenade Trail) on one side 
flanked by a double row of street trees and special pedestrian lighting. The Promenade Trail links 
the residential neighborhoods to the village activity core and pedestrian network.  
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Village Three North generates a total of 24,720 average daily trips (ADT), of which 20,786 ADT 
are trips external to the village. The community park in the Portion of Village Four included as 
part of the project generates 890 daily trips, for a total of 25,610 ADT for Village Three North 
and a Portion of Village Four. A detailed discussion of traffic and circulation is provided in 
Section 5.3, Transportation, Circulation, and Access. 

Parks, Recreation, and Open Space 

The Village Three North and Portion of Village Four Parks, Recreation, and Open Space Plan is 
shown on Figure 4-6. The amenities include a community park (P-2), neighborhood park (P-1), 
pedestrian and bicycle facilities, private recreation sites (CPF), and Private Open Space (P-OS). 

Community Park 

The Portion of Village Four includes 17.8-acres of the planned 70-acre Village Four Community 
Park site. Recreational facilities in the community park (P-2) may include lighted ball fields and 
courts, recreation complexes (buildings and swimming pools), security lighting, parking, and 
areas for children’s play, informal play, and picnicking. Park amenities will be in conformance 
with the City of Chula Vista Parks Master Plan.  

Neighborhood Park 

A 7.9-acre neighborhood park (P-1) is located in the village core of Village Three North, within 
walking distance of the most densely populated portion of the village and the elementary school 
to provide opportunities for shared facilities and programs. Amenities may include multipurpose 
open lawn areas, ball fields, lighted sports courts, picnic shelters, tot lots, parking, and restroom 
and maintenance buildings.  

Pedestrian and Bicycle Facilities 

Village Three North is designed to accommodate the trails program described in the Otay Ranch 
Overall Design Plan, the City’s Greenbelt Master Plan, and the OVRP Concept Plan. Regional 
Trails located adjacent to roadways provide alternative circulation routes for pedestrians and 
bicycles separate from roadways. Village Pathways are inter-village, multipurpose paths that link 
all of the Otay Valley Parcel villages and provide access to the regional transit-way stations. The 
Village Three North and a Portion of Village Four Trails Plan and Bicycle Circulation Plan are 
shown on Figures 4-7 and 4-8.
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Community-Purpose Facilities 

Village Three North provides a total of 4.2 acres of CPF designated sites. A 2.6-acre CPF site is 
located in the MU-2 Office/Commercial site in the village core and is anticipated to house a 
nonprofit or other qualifying use. Smaller private recreation facilities (CPFs) are distributed 
throughout the village to provide recreation opportunities within walking distances of homes. 
Amenities in these private recreation facilities may include open lawn areas, ball fields and 
sports courts, tot lots/play areas, picnic areas, swimming pools, and meeting rooms.  

Private Open Space 

P-OS areas totaling 2.4 acres are located throughout Village Three North. These areas are intended 
to serve residents within single-family neighborhoods. Facilities may include open lawn areas, ball 
fields and sports courts, tot lots/play areas, picnic areas, and swimming pools.  

4.2.2.2 Village Eight East 

Project Objectives 

The objectives of the SPA Plan for Village Eight East are as follows: 

Establish a pedestrian-oriented urban village with a village core designed to reduce 
reliance on the automobile and promote multimodal transportation, including walking 
and the use of bicycles, buses, and regional transit. 

Promote synergistic uses between Village Eight East and Village Eight West, the Eastern 
Urban Center, and the University/Regional Technology Park to balance activities, 
services, and facilities with employment, housing, transit, and commercial opportunities. 

Develop, maintain, and enhance a sense of community identity that complements the 
future Village Eight West Town Center and surrounding land uses. 

Designate a portion of Active Recreation Area (AR-11) as a 51.5-acre Community Park 
(a portion of the park may function as a staging area within the OVRP).  

Establish a community park with amenities such as multipurpose open lawn areas, lighted 
ball fields, lighted sports courts, lighted picnic shelters, play areas, a community center 
building, lighted parking areas, and restroom and maintenance buildings.  

Land Use 

The proposed Village Eight East Site Utilization Plan, shown on Figure 4-9, creates a pedestrian-
oriented urban village containing 3,560 homes on approximately 575 acres. A total of 943 single-
family dwelling units, 2,117 multi-family dwelling units, and 440 Mixed-Use Residential units 
are included in Village Eight East, generating a total population of approximately 11,534. The 
activity center for Village Eight East is the centrally located village core, which contains a 9.5-
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acre mixed-use residential component with approximately 20,000 square feet of commercial/ 
retail uses, a 2.6-acre CPF site, a 10.8-acre elementary school site (S), and a 7.3-acre 
neighborhood park (P-1). A 51.5-acre Community Park (P-2) site and a 22.6 acre Active 
Recreation Area (AR-11) site are located south of the village, within the Otay River Valley.  

The proposed mix of residential land use designations for Village Eight East includes small 
lot single family (SF-4 and RM-1) and multifamily attached (RM-2). Consistent with the 
village planning concept, higher-density residential development is located in the village 
core, with decreasing densities and single-family detached homes toward the perimeter of the 
village. The proposed Village Eight East TM establishes the subdivision, street standards, 
and infrastructure requirements.  

Non-residential land use designations include Parks and Recreation (P), School (S), OS, and 
OS/Preserve. Small private recreation sites (CPF and P-OS) extend recreational opportunities into 
residential neighborhoods and provide focal points outside the village core. The location designated 
for a future school site (S-1) has underlying zoning. In the event that the school district does not 
want or need the designated site, then residential land uses will be put in place. 

Alternative Development Scenario 

Village Eight East includes a Land Use Alternative to provide greater flexibility to respond to the 
possibility of changing market conditions through the buildout of the village. The Land Use 
Alternative allows for the flexibility to build either single-family or multi-family units without 
requiring a subsequent SPA Plan Amendment within two neighborhoods; R-11a and R-12a. 
These neighborhoods may be developed with either 103 single-family units or up to 449 multi-
family units. The overall unit count in the village will not exceed 3,560 units because under the 
multi-family scenario, up to 365 units would be transferred from other multi-family sites within 
the village to the combined R-11a and R-12a neighborhoods. Table 4-2 compares the proposed 
development to the Land Use Alternative for Village Eight East. 

Table 4-2 
Proposed Development vs. Land Use Alternative for Village Eight East 

Land Use Acres Commercial Square Footage Residential Dwelling Units Population 
Proposed Development 

Single-Family Residential  117.1 943 3,055
Multi-Family Residential  46.3 2,177 7,053
Mixed Use 9.5 20,000 440 1,426

Total 172.9 20,000 3,560 11,534
Alternative Development Scenario 

Single-Family Residential 105.8 840 2,722
Multi-Family Residential 59.4 2,280 7,387
Mixed Use 9.6 20,000 440 1,426

Total 174.8 20,000 3,560 11,535
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Access, Internal Circulation, and Trip Generation 

Regional access to Village Eight East is currently provided by SR-125, which is adjacent to the 
eastern boundary of Village Eight East. Additional north–south access is provided from I-805 
and I-5, located approximately four miles west and seven miles west, respectively, of Village 
Eight East. SR-54 and SR-905 provide regional east–west circulation, approximately seven miles 
north and three miles south, respectively, of the project area. Access will be provided by the 
extension of La Media Road to Main Street, the extension of Main Street east from La Media 
along the frontage of Village Eight East, and the extension of Otay Valley Road south from La 
Media Road through Village Eight West. The La Media Road southern extension is planned as 
part of the Village Eight West SPA Plan and TM and are assumed as part of the roadway 
network in year 2025; however, in the event that these extensions are not provided prior to 
Village Eight East being developed, the proposed project would construct the improvements. Site 
access is proposed via five points: three accessing Main Street; two accessing Otay Valley Road, 
The proposed Village Eight East community park (P-2) will take access at a separate roadway 
which connects to Otay Valley Road through the Village Eight West project site. 

The Village Eight East Circulation Plan is shown on Figure 4-10. The primary entry into Village 
Eight East is from Main Street, with an additional entry into the southern portion of the village 
from Otay Valley Road. The internal circulation streets include Secondary Village Entry, 
Residential Streets (Promenade), and Parkway Residential Streets, all specifically designed to 
enhance the village core. Traffic calming features such as curb extensions, raised and narrowed 
intersections, and landscaped pop-outs may also be located in the internal circulation network at 
appropriate locations. The circulation plan encourages pedestrian activity and the use of bicycles 
through the provision of the Village Pathway, an off-street paved path, and bike lanes. 
Additionally, multiuse trail linkages will be established to improve connectivity to the Chula 
Vista Greenbelt and Greenbelt trails within project boundaries. These multiuse trails will be 
consistent with the Chula Vista Greenbelt Master Plan and OVRP Concept Plan. The design of 
all village streets includes sidewalks and landscaping to promote pedestrian circulation 
throughout the Village Eight East area. 

The Chula Vista General Plan and Otay Ranch GDP identify a planned pedestrian bridge over 
SR-125 to link Village Eight East to Village Nine and the University Site. The project proposes 
to reserve land area for the western connection to this future bridge. Otay Valley Road, a Four-
Lane Major Road, will provide a strong vehicular linkage from Village Eight West to Village 
Eight East, through Village Nine, and east to Village Ten.  

The Otay Ranch GDP provides for the expansion of the regional transit-way system into Otay 
Ranch. An east–west bus rapid transit commuter service line is planned to be located along Main 
Street. A potential local bus stop is conceptually planned within and/or adjacent to Village Eight 
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East. Circulation within the villages also includes an extensive network of bicycle routes and 
pedestrian trails, as described further under Pedestrian and Bicycle Facilities in this section. 

Village Eight East generates a total of 35,776 ADT, of which 30,727 ADT are trips external to 
the village. A detailed discussion of traffic and circulation is provided in Section 5.3, 
Transportation, Circulation, and Access. 

Village Streets 

The village streets are designed to promote pedestrian and bicycle travel. The preferred design 
for all village streets provides for minimum 5-foot-wide sidewalks separated from the roadway 
by landscaped parkways. In the village core commercial areas, wider sidewalks are provided to 
allow for window shopping and pedestrian amenities such as seating and outdoor dining.  

Parks, Recreation, and Open Space 

The Parks, Recreation, and Open Space Plan for Village Eight East is shown on Figure 4-11. The 
amenities include a Community Park (P-2), neighborhood park (P-1), pedestrian and bicycle 
facilities, and private recreation sites (CPF). As described below in Section 4.2.3, Off-Site Area 
9 would provide for vehicular access to the Community Park (P-2) south of Village Eight East. 
This access route through Village Eight West is necessary to provide a direct connection from a 
Circulation Element roadway (Otay Valley Road) to the Community Park (P-2) without 
requiring travel through a residential neighborhood. As further discussed and analyzed in Section 
5.8, Biological Resources, this access road is consistent with a Planned Facility (La Media Road) 
per the MSCP Subarea Plan. 

Active Recreation/Community Park 

In the southern portion of Village Eight East, 74.1 acres are identified in the OVRP Concept Plan 
as Active Recreation Area (AR-11) and are subject to the policies contained in the Chula Vista 
MSCP Subarea Plan and Otay Ranch RMP. SR-125 traverses the Active Recreation Area (AR-
11) and divides the area in two. The portion of the Active Recreation Area (AR-11) on the east 
side of SR-125 (22.6 acres) will remain designated Active Recreation Area (AR-11), is not 
proposed for improvements as part of the proposed project, and will remain available for future 
development under jurisdiction of the City. The portion of the Active Recreation Area (AR-11) 
area west of SR-125 (51.5 acres) would be designated Community Park (P-2) and will be 
dedicated to the city as a developable park site.  
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Parks and Open Space Plan for Village Eight East
FIGURE 4-11
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The MSCP Subarea Plan identifies P-2 as “Active Recreation,” and not part of the Preserve.
Figure 1-2 of the MSCP Subarea Plan further identifies this area as “Planned Active Recreation 
Area – Subject to RMP Policies and OVRP Planning.” The Phase 2 RMP provides siting criteria 
for active recreation areas and emphasizes providing the majority of the active recreation in the 
Otay Valley. 

The OVRP Concept Plan states, “Recreation Areas are areas that may be suitable for a variety of 
active or passive recreational uses. They may be vacant or have existing recreational uses, are 
relatively flat, have been previously disturbed or lack sensitive biological resources and have the 
potential for access from regional or local circulation roads. They are intended to provide land 
suitable for development of recreational facilities that are regional in scope and may also serve 
community and neighborhood needs. They may also provide Staging Areas and Viewpoint and 
Overlook Areas, as appropriate” (OVRP 1997). 

Community Park (P-2) amenities may include multipurpose open lawn areas, lighted ball fields, 
lighted sports courts, lighted picnic shelters, play areas, a community center building, lighted 
parking areas, and restroom and maintenance buildings. A portion of the park may also function 
as a staging area within the OVRP.  

Internal trail connections provide linkages between villages, consistent to the Greenbelt Master 
Plan. The Village Eight East trail connection is provided along the Community Park Entry Drive 
and Community Park Paseo located south of Village Eight East. In addition, three direct trail 
connections to the Chula Vista Greenbelt Trail and the Community Park (P-2) are provided along 
the southern edge of the Community Park (P-2). As discussed in Section 5.8, Biological 
Resources, the main access to the Community Park (P-2) is consistent with the MSCP Subarea 
Plan for the alignment of a planned facility (La Media Road). Further, Section 5.8 also discusses 
the trail connections under the Future Facilities requirements of the MSCP Subarea Plan. 

The Village Pathways link the villages to adjacent villages along a 10-foot wide concrete path. 
The proposed project would help establish a greenbelt system that would visually reinforce the 
character of the community, to ensure public access through an active and passive recreation 
park system with trails connecting each segment, to accommodate a wide range and number of 
users including disabled access, to offer a variety of active and passive recreation experiences, 
and to provide other amenities that enhance the greenbelt system. In addition, a future pedestrian 
bridge is planned over SR-125 that would provide pedestrian and bicycles lanes connecting 
Villages Eight to Village Nine and the future University and RTP. 

Neighborhood Park 

A 7.3-acre neighborhood park (P-1) is located in the village core within walking distance of the 
most densely populated portion of the village and adjacent to the elementary school in order to 
provide opportunities for shared facilities and programs. This park connection is located to 
provide access to the planned neighborhood park in Village Nine via a planned pedestrian bridge 
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over SR-125. Amenities may include multipurpose open lawn areas, ball fields, lighted sports 
courts, picnic shelters, and tot lots as well as restroom, parking, and maintenance buildings. 

Pedestrian and Bicycle Facilities 

Village Eight East is designed to accommodate the trails program described in the Otay Ranch 
Overall Design Plan, the City’s Greenbelt Master Plan, and the OVRP Concept Plan. Regional 
Trails are located within open space areas adjacent to Circulation Element roadways, providing 
circulation routes for pedestrians and bicycles separate from roadways. The Village Pathway is 
an inter-village, multipurpose path that links all of the Otay Valley Parcel villages and provides 
access to the regional transit-way stations. Multiuse trail linkages will be established to improve 
connectivity to the Chula Vista Greenbelt and Greenbelt trails within Village Eight East.

The Modified Residential Promenade Street includes a wider tree-shaded sidewalk on one side and a 
standard sidewalk with a landscaped parkway on the other side. The Promenade Trail links the 
residential neighborhoods to the village activity core and pedestrian network. The Village Eight East 
Trails Plan and Bicycle Circulation Plan are shown on Figures 4-12 and 4-13. As shown on Figure 4-
13 the Village Pathway bridge will provide pedestrian and bicycle lanes over the SR-125 toll way. 

Community-Purpose Facilities 

Four CPF sites totaling 4.2 acres are located throughout Village Eight East and range in size 
from .5 to 2.6 acres. This 2.6 acre site is anticipated as a site for a nonprofit or other qualifying 
community-purpose use as identified by Chula Vista Municipal Code Section 19.48.025. CPF-2, 
CPF-3 and CPF-4 are private recreation facilities that extend recreational opportunities into 
neighborhoods. Amenities in the CPF-2, CPF-3 and CPF-4 sites may include tot lots, sport 
courts, picnic areas, swimming pools, and meeting rooms.  

4.2.2.3 Village Ten 

Project Objectives 

The objectives of the SPA Plan for Village Ten are as follows: 

Establish a pedestrian-oriented urban village within the University Planning Area 
designed to complement and support the University land uses, reduce reliance on the 
automobile, and promote multimodal transportation, including walking and the use of 
bicycles, buses, and regional transit. 

Promote synergistic uses between Village Ten and Village Nine and the University to balance 
employment, retail, and educational activities, as well as services, housing, and public facilities. 

Develop, maintain, and enhance a sense of community identity that complements the 
University and Village Nine Town Center. 
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Bicycle Circulation Plan for Village Eight East
FIGURE 4-12
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Pedestrian Circulation Plan for Village Eight East
FIGURE 4-13
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Land Use 

The proposed Village Ten Site Utilization Plan, shown on Figure 4-14, creates a pedestrian-
oriented urban village containing 1,740 homes and other village-associated land uses on 
approximately 363.4 acres. Village Ten is a complementary village to the planned Village Nine 
Town Center and future University and Regional Technology Park site. The village core area 
contains higher-density, multi-family homes, an elementary school site, a 2.6-acre CPF site, and a 
7.6-acre neighborhood park (P-1) located along the northern village edge. It provides a transition 
area between future University land uses and the lower-density residential land uses to the south.  

A total of 1,045 multi-family units are located in a linear village core. The lower-density 
residential areas south of the village core provide a total of 695 single-family units. The total 
population of Village Ten is approximately 5,638. The proposed mix of residential land use 
designations for Village Ten includes small lot single family (SF-4 and RM-1) and attached 
multifamily (RM-2). Village Ten also includes 212.7 acres of designated OS/P. 

Private recreational sites (CPF and P-OS) are distributed throughout the residential 
neighborhoods to the south of the village core and connected to the core along a network of 
Promenade Streets. The proposed Village Ten TM establishes subdivision, street standards, and 
infrastructure requirements. Other non-residential land uses included Parks and Recreation (P), 
School (S), OS, and OS/Preserve. The location designated for a future school site (S-1) has 
underlying zoning. In the event that the school district does not want or need the designated site, 
then residential land uses will be put in place.  

Access, Internal Circulation, and Trip Generation 

Regional access to Village Ten is currently provided by SR-125, located approximately 1.5 miles 
west of the project area. I-805 and I-5, approximately 5.5 miles west and 8 miles west of Village 
Ten, respectively, provide additional north–south access. SR-54 and SR-905 provide regional 
east–west circulation, both approximately 6.5 miles northwest of the project area.  

The proposed Village Ten Site Circulation Plan is shown on Figure 4-15. Village Ten access is 
proposed via four points including three accessing Discovery Falls Drive and one accessing Otay 
Valley Road. Access will be provided by the extension of University Drive (EastLake Parkway) 
south of Hunte Parkway to Discovery Falls/Village Ten. Discovery Falls will be extended south 
from Hunte Parkway and turn southwest, connecting to the extension of University Drive and 
ultimately connecting to Village Nine Street B. Otay Valley Road will be extended south and 
east from La Media Road, through Villages Eight West, Eight East and Nine, over SR-125 into 
Village Ten. The improvements through Villages Eight West and Nine are assumed to be 
constructed as part of those projects; however, in the event that these extensions are not provided 
prior to Village Eight East being developed, the proposed project would construct the 
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improvements. The internal circulation network includes Secondary Village Entry, Residential 
Streets (Promenade), and Parkway Residential streets, all specifically designed to promote 
walkability within Village Ten. Traffic calming features such as curb extensions, raised and 
narrowed intersections, and landscaped pop-outs may also be located in the internal circulation 
network at appropriate locations. The circulation plan encourages pedestrian activity and the use 
of bicycles through the provision of the Village Pathway, an off-street paved path, and bike 
lanes. The design of all village streets includes sidewalks and landscaped parkways to promote 
pedestrian circulation throughout the Village Ten area. 

The Otay Ranch GDP provides for the expansion of the regional transit-way system into Otay 
Ranch. An east–west Rapid Bus commuter service line is planned along Main Street. A north–
south bus rapid transit route is planned through the Eastern Urban Center, connecting to 
Village Nine adjacent to Village Ten. Local bus lines are planned to provide public transit 
service to the villages, including Village Ten. Circulation within the villages also includes an 
extensive network of bicycle routes and pedestrian trails, as described under Pedestrian and 
Bicycle Facilities in this section. 

Village Streets 

The village streets are designed to promote pedestrian and bicycle travel. The planned design for 
all village streets provides for minimum 5-foot-wide sidewalks separated from the roadway by 
landscaped parkways. In the village core, wider sidewalks are provided.  

University Drive is the central north–south spine road through Village Ten, connecting the 
village core to residential neighborhoods to the south. Otay Valley Road provides secondary 
access to Village Ten as it transitions from a Four-Lane Major Road to a Secondary Village 
Entry as it enters Village Ten from the west. This community structure establishes key pedestrian 
connections along University Drive and Otay Valley Road between village-serving land uses in 
the core and the surrounding residential neighborhoods. Multiple points of vehicular and 
pedestrian connectivity between Village Ten and the University/Research Technology Park site 
are provided along the northern village edge.  

Village Ten generates a total of 16,277 ADT, of which 13,968 ADT are trips external to the 
village. A detailed discussion of traffic and circulation is provided in Section 5.3, Transportation, 
Circulation, and Access, of the EIR. 

Parks, Recreation, and Open Space 

The Village Ten Parks, Recreation, and Open Space Plan is shown on Figure 4-16. The amenities 
include a neighborhood park (P-1), pedestrian and bicycle facilities, private recreation sites 
(CPF), and P-OS. 
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Village Ten Site Utilization
FIGURE 4-14
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Village Ten Circulation Plan
FIGURE 4-15
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Parks and Open Space for Village Ten
FIGURE 4-16
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